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The Region's population profile is aging, a higher proportion of 
people are in the 25 - 34 and 55+ age groups. 


The growth in the number of households (1.3% in 1980) has been 
much higher than population growth (0.6% in 1980). 


The proportion of non-family households is increasing although 
family households are still predominate. 


The number of persons per household continues to decline. There 
Were 2.9 persons per unit in 1976, 2.8 persons per unit in 1980, 
and there is expected to be 2.5 persons per unit in 2001. 


Annual building activity has decreased over the last five years 
to 1,325 housing units in 1981. 


Newly constructed units are predominantly of the single family 
and semi-detached types. No apartments were completed in 1981. 


The rental vacancy rate is low (0.7%) for the Hamilton area. 
Increases in rents have averaged about 6% per year while 
ownership costs have increased at a rate approximating the cost 
of living. 


House prices in some older residential areas have remained 
Static or are declining. 


There is a 5.6 year supply of registered and draft approved 
building lots in the Region. 


There is an effective inventory of 7,410 assisted housing units 
in the Region. The number of assisted family units has declined. 


An affordability analysis calculates a shortfall of 8,000 
assisted units for families. 


CONCLUSIONS 


A new housing requirement of 2,900 units per year 1982 - 1986 js 
expected. 


Housing construction has been lower than estimated requirements 
for the last 3 years. 


Low population growth rates and high mortgage rates are the 
principal reasons for low demand for ownership units. 


There is a shortage of rental units in the Region; construction 
of new rental units remains very low in spite of continued 
demand. 


There is a possibility of premature conmittment to detailed 
residential development proposals. 


Existing programs for the provision of assisted housing are not 
meeting the need. 


Presently, there is a shortage of assisted housing in the 


Region. Priority should be given to the provision of assisted 
units for families. 


No emergency housing facility for families is available in the 
Region. 


Housing stock, especially in older residential areas, requires 
regular maintenance. 


RECOMMENDATIONS 


0 


That the annual housing target of 2,900 units and the housing 
mix of; 52% single family, 5% semis, 7% rows, and 36% 
apartments, be adopted as a guideline for planning in the Region. 


That the Housing Update Study be circulated to the Area 
Municipalities for consideration in the review of housing 
targets and housing rehabilitation programs within their 
municipalities. 


That the Housing Update Study be circulated to the Minister of 
Municipal Affairs and Housing and that he be informed of the 
need to have additional assisted housing units provided for 
families through the rent supplement program, and to have the - 
program modified in order to give landlords more incentive to 
participate. 


That the Canada Mortgage and Housing Corporation be petitioned 
to: 


- increase the unit allocation to the Hamil ton-Wentworth 
Region for the non-profit housing program, 


- re-evaluate project funding with a view to increasing the 
percentage of rent geared to income units in non-profit 
housing projects, 


Digitized by the Internet Archive 
in 2023 with funding from 
Hamilton Public Library 


httos://archive.org/details/regionalhousingsOOunse 


- closely examine the Limited Dividend assisted housing ~ 
program to ensure housing provided under this program is 
filled by those in the most need. 


That the feasibility of establishing a non-profit housing 
corporation by the Region or the member municipalities to help 
meet the shortage of assisted family housing units be 
investigated. 


That alternative means of providing emergency housing facilities 
for families be investigated. 


That renewal in older neighbourhoods be actively promoted and 
that the Area Municipalities be encouraged to make full use of 
existing rehabilitation assistance programs. 


That the housing situation be monitored on a yearly basis and 
_ development summaries be produced semi-annually. 
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1.0 INTRODUCTION 


In 1975, with Ministry of Housing funding, Regional Counci] engaged Peter 
Barnard and Associates to produce a Municipal Housing Statement for the 
Region. Subsequent to the presentation of the Barnard Report, entitled 
Future Housing Requirements in the Regional Municipality of Hamilton- 
Wentworth, Regional Counci adopted a Regional housing policy. 


Since that time, staff have presented annual housing monitoring reports 
which have analyzed the housing situation in the Region. The basis of 
the Region's housing policy has been incorporated into the Regional 
Official Plan where in the prime housing objective is: 


"To ensure that an adequate supply of housing accommodation is 
available to meet the needs and demands of present and future 
residents of Hamilton-Wentworth". 


To better understand one aspect of housing, the Region also produced a 
report entitled Low Income Family Housing in 1979. 


The housing situation has changed greatly since the first housing study 
was completed in 1976. The Region's population growth rate has been less 
than expected while the types of units constructed have changed. Energy 
considerations and high mortgage interest rates have also had an effect 
On the housing market. 


It became clear that a full review of the original Study was warranted. 


In April of 1981, Regional Council requested that the Minister of 
Municipal Affairs and Housing provide a grant to assist in the 
preparation of a Municipal Housing Statement Update. This assistance was 
received and staff completed the study. Valuable technical and policy 
advice was provided by Mr. Ray Simpson of the consulting firm Currie, 
Coopers and Lybrand. The completed study conforms to the content 
guidlines specified by the Minister of Municipal Affairs and Housing. 


The study findings and recommendations are contained in this report. 
This study has made it more clear that a strategy for residential 
development is necessary. A detailed examination of development rates, 
direction and procedures is contained in a companion report entitled A 
Residential Development Strategy for Hamilton-Wentworth. The report 
contains recommendations regarding residential development which, 
together with this report, is intended to form a comprehensive Regional 
approach to housing. 
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2.0 HOUSING PROFILE 


The key to projecting the future Regional housing requirements is to 
understand past and present trends in population, households, housing 
production and availability, building activity, housing affordability, 
the supply of lands available for residential development and the 
inventory of assisted units. A detailed review of the present housing 


Situation, as well as the past trends which have shaped current housing 
demand is necessary. 


2.1 POPULATION 


One of the most important factors in identifying housing needs is 
the nature of the population in the Region. Both the growth and the 


distribution of the population within critical age groups indicate 
trends in housing demands. 


2.1.1 © Economic Growth 


The Regional economic climate sets the Stage for population and 
housing growth rates. 


There were 261,000 people employed in the Hamilton Census 
Metropolitan Area in January of 1982. Some 24,000 were 
unemployed, for an unadjusted unemployment rate of 8.5 percent. 
This rate is considerably higher than the 5.2 percent rate one 
year before, however, over 16,000 jobs were created in that same 
year. The unemployment rate in the area is slightly higher than 
the Provincial rate. However, average weekly earnings in the 
Region ($362.28 in July, 1981) were higher than the Provincia! 
earnings. 


The cornerstone of employment in Hamilton-Wentworth is the 
industrial/manufacturing sector. Within that sector, the 
primary metal industry is the anchor, with over 60 percent of 
industrial floor space. The manufacturing makeup of the Region 
has been diversifying into new machinery manufacture, food and 
beverage production, as well as printing and publishing. 
Hamilton's manufacturing base has been affected by the general 
recessionary climate in the country. The service sector in the 
Region is diversified and has been growing but not as much as 
expected. 


Steps have been taken to make the Region more attractive to new 
industry with the addition of new industrial parks and planned 
improvements to the transportation system. 


Cale Population Growth 


Since 1974, the population growth rate in the Region has 
generally declined as shown in Figure 2.1. In 1975, the growth 
rate was 1.3%. However, by 1980 the growth rate nad declined to 
0.6%. During this time, population growth in the Region 
declined to a low of -1.0% in 1978, and has slowly been on an 
increase since. Hamilton-Wentworth's low growth rate is due to 
a decreasing birth rate and a significant number of people 
leaving the Region. This out-migration is concentrated in the 
25 - 34 and 35 - 44 age groups. 
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The difference in the age group distribution betw 
een | 
1980 shows several important trends: 976 and 


oO As a result of the aging of the post-war baby boom, there 
has been an increase of 3,813 persons in the 25- 34° age 
group. It is this age group that shows the effect of 
potential for household formation due to persons leaving 
home and establishing their own families or households, 


0 There is also an increase of 8,127 persons in the population 
category aged 55 and over. 


Oo There has been a decrease of 10,710 persons jin the 
population cohort of less than 15 years. This is a result 
of a decreased birth rate, as well as an aging of the baby 
boom generation in the last five years. (See Appendix 1) 


2.2 HOUSEHOLDS 


The trends in household growth and distribution are even greater 
indicators of housing demands than population. There is a direct 
relationship between household formation and new housing unit 
requirements. 


ay ee. Household Growth 


From 197] to 1976, there has been a total increase of 16,820 
(14.1%) households in the Hamilton-Wentworth Region. However, 
during this same time period, there was only a 5% increase in 
population. 


Since 1976, there has been a decrease in the growth of the 
number of households in Hamilton-Wentworth from 2.0% per year in 
the early 1970's to 1.3% per year in 1980. The population 
growth rate has decreased from an average of 1% per year in the 
early 1970's to 0.6% in 1980. The growth in the number of 
households has been consistently higher than the population 
growth rate (See Figure 2.3). 
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Seeve Household Distribution 
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Figure 2.4 shows the 1976 distribution of households by 


family/non-family households and by age of the head of the 
household. 


Figure 2.5 shows the magnitude of non-family households jin 1971 
and 1976. The rise in the number of non-family households is 
estimated to be continuing. 


The difference in the distribution of households from 1971 and 
1976 shows several trends which have had an impact on present 


housing demands. These household trends from 1971 to 1976 are 
continuing. . 


Tnere has been an increase in family households of 7,940 (8.3%) 
from 1971 to 1976, the increase in non-family households has 
been 8,875 (40.8%). The trend towards an increased proportion 
of non-family households is particularly prevalent in households 
where the head of the household is in the 15 - 34 and 65 and 
Over age groups, a total increase of 5,015 (111.1%) and 2,305 
(26.1%) households respectively. 


This trend towards an increasing proportion of non-fami ly 
households has been due in part to delayed family formation by 
young people, an increased divorce rate, and an increasing 
number of seniors living on their own. Non-family households 
have traditionally been smaller in size than family households. 
The demand from non-family households tends is expected to be 
primarily for apartment units. Seventy-eight percent (78%) of 
non-family households occupy apartment units. In contrast, 
existing housing preferences by family households is 
predominately (64%) for single family homes. As the proportion 
of non-family households has risen during the last decade, so 
has the demand for apartment units. Present housing unit 
preferences are as follows: 


SINGLE - FAMILY SEMIS ROWS APARTMENTS 
FAMILY 64% 5% 7% 24% 
NON-FAMILY 20% 1% 1% 78% 
TOTAL 52% 4% 6% 38% 
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2.2.3 Persons Per Occupied Dwelling Units 
ting units 


In the last five years, household size, as measured by the 
persons per occupied dwelling unit, has continued to decrease 
from 3.0 in 1976 to 2.8 in 1980, as shown in Figure 2.6. The 
number of persons per occupied dwelling unit is falling because 
of the lower number of children, more people in the over 55 


years of age group and an increase in Single person households. 
(See Appendix 1) 
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2.3 HOUSING PRODUCTION 
2.3.1 Net Building Activity 


The production of housing units in the Region has been 
declining annually since 1976. In 1976 there were 5,095 new 
housing units completed in the Region, while in 198] there were 
only 1,325 housing units completed (a 74% drop in production). 


The number of demolitions has also decreased annually from 388 
units in 1976 to 92 units in 1981, a 76% drop. Figure Dad ) 
shows the steady annual decline in net building activity which 
is completions minus demolitions. (See Appendix 5) 
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In the early 1970's, the growth in the number of housing units 
matched the increase in the number of households. During a 
building boom from 1976 to 1978, units were constructed at a 
rate greater than the household Formulation rate, thus ensuring 
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In the last three years, 1979 - 1981, the situation has 
reversed, household formulation has been greater than unit 
construction. The surplus that existed in 1978 has rapidly 
been used up. The vacancy rate for al] housing units in 1981 
Was 3.8%, the lowest in ten years. (See Appendix 4) 


The mix of units being constructed annually has also changed 
dramatically during the last five years, as illustrated in 
Figure 2.8. Single family homes accounted for 19% of the 
housing units completed in 1976, however, by 1981, they had 
accounted for 75% of the total residential building activity. 
While the production of single family and semi-detached homes 
has remained relatively stable over the last five years, the 
proportion of apartment units constructed annually has 
decreased significantly from 2,656 units in 1976 to none in 
1981. Row unit production has also decreased Significantly. 
This decline in the proportion of rental units being produced 
might be attributed to rent control and high interest rates 
making the construction of new residential units uneconomical 
in light of present market rents. 
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2.3.2 Existing Inventory 
Figure 2.9 shows the 1981 distribution of housing stock in the 


Hamilton-Wentworth Region. Table 2.1 shows the estimated 
nousing stock for each of the Area Municipalities. 
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The Region has a broad variety of housing types, however, the 
range of units is limited mainly to the City of Hamilton and 
the Towns of Dundas and Stoney Creek. The municipalities of 
Ancaster, Flamborough and Glanbrook housing unit inventory 
consists predominately of Single family homes. 
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ORES Rental Characteristics 


As of October 1981, the vacancy rate for apartment buildings in 
the Hamilton Census Metropolitan Area (C.M.A.) with six or more 
units, was 0.7%. This rate is the lowest in fifteen years and 
has been steadily declining since 1976, when the vacancy rate 
was 3.0%. Vacancy rates in the early 1970's were in the | - 2% 
range, (See Figure 2.10) The Hamilton C.M.A. vacancy rate in 
1981 of 0.7% is low, however, it is above the Metropolitan 
Toronto rate of 0.3%. 
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HAMILTON-WENTWORTH (C.M. A. > 
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source: C.M.H.C., Rental Apartment Vacancy Surveys 


The vacancy rate is sensitive to housing demands. When the 
demand for apartments increases and the construction of new 
units decreases, the inventory of vacant or available units is 
used up and as a result, the vacancy rate falls. When examining 
the vacancy rate of apartment units by type of unit, the nature 
of the demand becomes more apparent. Qne, two and three bedroom 
units have vacancy rates of 0.6% and 0.8, 0.1% respectively, 
While bachelor units have a 1.6% vacancy rate. 


As of October 1981, the vacancy rates of all the Area 
Municipalities were generally very low. The lowest vacancy rate 
in the Region was within Ancaster, Glanbrook and Flamborough, 
which had a 0% vacancy rate, however, the rental units in these 
Municipalities represent only 1.4% of the total supply of 
apartment units in the Region. The vacancy rates of the 
municipalities of Dundas and Stoney Creek was 0.3%. Rental 
units in these municipalities only account for 3.1% and 3.9% 
respectively, of the total apartment units available in the 
Region. The bulk of the apartment units (91.6%) are located in 
Hamilton. Even though Hamilton has the highest vacancy rate in 
the Region (0.9%), the rate is low enough to seriously reduce 
the supply of available apartment units in the Region. (See 
Appendix 4) 


The demand for rental apartment units appears to be on the rise, 
as a result of the changing nature of households. However, the 
vacancy rate for rental apartments in the Region may not be as 
critical as it seems. The vacancy rate is based on a C.M.H.C. 
Survey of apartments with six or more units. There are 
approximately 12,000 units in the Region in structures with less 
than six units. These include apartments above stores, offices 
and other non-residential uses, in duplexes and other plexes or 
within large single family homes. Apartments of this type very 
likely have a higher vacancy rate. These apartments, 21% of the 
total apartment supply, help reduce the demand for rental units 
and mitigate the critical impacts of a low vacancy rate in 
Structures with six or more units. 


In addition to apartments, over half of the 7,500 row housing 
units in the Region are renter occupied. Approximately a third 
of the 5,000 semi-detached units in the Region are renter 
occupied. Some 15 percent of single units (85,000) are renter 
occupied. This represents a total of 19,000 rental units in 
addition to the rental apartment inventory of 52,000 units. 
Much of the demand by renters is taken up by non-apartment 
units. This may be partially due to problems in selling units 
to owner/occupants, especially in the cases of row and 
semi-detached units. 
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2.4 HOUSING COSTS 
Zoted Home Ownership 


Average house prices in the Region have not increased 
significantly over the last five years. Table 2.2 compares 
house prices in the Region with other nearby municipalities. 
(See Appendix 3) 


On a regular basis, the Royal Trust Company publishes 
comparative sale values on two typical homes. 


House 1 is a three bedroom, brick bungalow, five to eight years 
Old. The house has 1,200 square feet and is located on a 5,500 
Square foot serviced lot* within an average neighbourhood. 

From 1976 to 1981, House 1 increased in value a total of $3,000 
($59,000 to $62,000). This increase of 5.1% is relatively 
small when compared to an increase in the Consumer Price Index 
of 62.2% during this same time period. 


House 2 is a four bedroom, two-storey house, five to eight 
years old. The house has 2,000 square feet on a 6,500 square 
foot serviced lot** within a prime residential neighbourhood. 
From 1976 to 1981 the price of House 2 increased in value by 
$17,500 ($75,000 - $93,000). This total increase of 23.2% over 
the five years is well below the increase of other consumer 
goods, as measured by the Consumer Price Index. 


When house prices in Hamilton-Wentworth Region are compared 
with other municipalities, it can be seen that prices of Single 
family homes are relatively inexpensive. Of the nine 
municipalities sampled, Hamilton-Wentworth ranks 8th for House 
1 and 6th for House 2. (See Table 2.2) 


Statistics Canada figures for new homes basically corroborate 
the Royal Trust data. While the construction cost component of 
new home prices has risen, the land cost component in 
Hamilton-Wentworth has fallen. 


Actual carrying costs for home ownership have risen to a 
greater degree, due not only to rising house prices, but to 
soaring mortgage rates. The basic carrying costs for House 1, 
given a 15% down payment and a 25 year mortgage at 18% interest 
rate, is $800 per month. This is a 51% increase in carrying 
charges for House 1 since 1976. Carrying charges for House 2 
have increased 71% to $1,200 per month. 


Carrying charges for both house types have increased at a rate 


greater than average income jin Hamilton-Wentworth. (See 
Appendix 3) 


_-_—————— 


* Before 1980, a.6,000 square foot lot was use 
“x Before 1980, a 7,500 square foot lot was usac 


- |7 = 


TABLE Z£5@ 
COMPARISON OF 1981 HOUSING PRICES IN 
HAMILTON-WENTWORTH AND OTHER REGIONS 
eg ee Dee 
GION OR SAMPLE ROUSE. .1* HOUSE. 2** 
COUNTY MUNICIPALITY COST (3) RANK COST. (3) RANK 


MILTON- 
WENTWORTH 


HAMILTON 


LTON BURLINGTON 17,000 3 125,000 3 
LLINGTON GUELPH 63,900 7 92,650 7 
TERLOO KITCHENER 66,000 6 81,5008 
DDLESEX LONDON 70,300 5 4 95,400 5 
yf 
EL MISSISSAUGA 101,850 2 129,000 2 
TAWA-CARLETON OTTAWA 75,000 4 120,000 4 
AGARA ST. CATHARINES 58,500 9 86,000 8 
RONTO (CENTRAL) 135,000 1 225.000 1 


URCE: Royal Trust, Survey of House Prices, October, igad. 


House 1 is a three bedroom brick bungalow, 5 - 8 years old. 
The house is 1,200 square feet and is located on a serviced spa ONS) 
Square foot lot within an average neighbourhood. 


LOU a Be 

House 2 is a four bedroom, brick, two-storey house, 5 8 years 
, c Coed 4 — 

old. The house is 2,000 square feet on a serviced 6,500 square 


foot lot within a 'prime residential’ neighbourhood. 
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2.4.2 Rental Costs 
Rents in the Hamilton-Wentworth Region have generally risen at a 
greater rate than the price of single fami'y housing. From 1976 
to 1981, average rents in the Region have risen: 

o $51 (36.6%) for bachelor units; 

0 $58 (31.7%) for one bedroom units; 


0 $66 (29.3%) for two bedroom units; and 


0 $95 (36.4%) for three or more bedroom units (refer to 
Table 2.3 and Appendix 3). 
Under Ontario rent review legislation, any apartment in Ontario 
built before 1976 is allowed up to a 6% per annum increase in 
rents without leave from the Ontario Rent Review Board. A 6% 


increase compounded over 5 years represent a cummulative 
Increase of 34%. 


FIGURE 2.11 AVERAGE RENTS 1976-1981 
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Only Rents for bachelor and one bedroom apartments have risen 
slightly above the 6% per annum increase allowed by the 
Province. The most plentiful apartment types, one and two 
bedroom units, have on average, been below allowable increases. 
(See Figure 2.11) 


; : } faanee 
The highest priced apartments are in Dundas, with the hig 
average rents in the Region for one bedroom apartments ($244/ 
month), two bedroom apartments ($331/month) and three or more 
bedrooms ($375/month). 


The average rents in Hamilton-Wentworth as examined above, may 
be slightly higher than the average market rents of all 
apartments due to the nature of the C.M.H.C. Survey. In the 
Survey, only apartment buildings with six or more self-contained 
units were examined, however, 21% of all apartments in the 
Region are in buildings with less than six units. Since these 
units are probably less expensive on average than those units in 
large apartment buildings, it is expected that the actual 
average market rent for all apartment units in the Region is 
slightly less than reported. 


Rent increases in the Region are considerably less than the 
increases in carrying costs for ownership homes. These 
increases have undoubtedly dampered the demand for ownership 
units and have made rental units more of housing bargain in the 
Region. 


2.5 LAND AVAILABILITY 


The availability of residential land must be investigated in order 
to determine the supply of potential lots for development. Land can 
be developed for residential purposes in three main ways, through 
plan of subdivision, land severance and via redevelopment. 


aes ee | Plans ef Subeswisien 
jee ERI LON 


The majority of new residential lots in the Region are developed 
through Plans of Subdivision. Plans of subdivision go through a 
three stage process before they 
plans are submitted for consideration, then draft approved and 
Finally registered. Each one of these stages must be reviewed 


Subdivision after it 
that their units can 
consideration represent a 
| » Since it will often take 
sUbidivison js registered when in 


has been draft approved until] they are sure 
be sold quickly. Those plans under 
long term supply of residential Lots 
several years before a Plan of 
this stage. 


esa ted Registered Plans 


The number of lots registered each year in plans of 
Subdivision has been declining from 1976 with a total of 
2,495 lots registered, to 947 lots in 198] (63% decrease). 
(See Figure 2.12) The housing boom of the mid seventies has 
tapered off, as indicated by the reduced number of 
registrations each year. 


PIGURE 2.i2 


Source: 


LOTS REGISTERED IN PLANS OF SUBDIVISION 
HAMILTON-WENTWORTH 
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Hamilton-Wentworth Planning and Development Department, 
Development Division 


In those plans of subdivision registered each year, there are 
lots which remain, as yet, undeveloped. Beyond being a supply 
of residential lots which can be developed rapidly, the average 
construction time for a single family home is three months, the 
Supply of vacant lots is also an indicator of the housing market. 


= 22-5 


In July of 1981, there were 3,150 vacant lots available for 
development, (See Figure 2.13) of which 68% were for single 
family and semi-detached homes. This inventory of units may 
remain vacant for several years until market conditions warrant 
development. For example, of 1,362 lots registered in plans of 
subdivision in 1978, 773 units remain undeveloped (56.7% of the 
lots registered that year). (See Appendix 5) 


FIGURE 2.13 LOTS PRESENTLY VACANT-REGISTERED PLANS 


Source: 
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2.5.1.2 Dratt Plans 


The number of draft approved plans of subdivision is also an 
indication of market conditions. A large number of draft 
approvals at a time when there are few plan registrations 
Indicates a housing market jn which there is little demand 
for new housing. A developer is unlikely to seek 

ueaeneu ace of a Plan of Subidivision, at which time a 
signiricant monetary committment is requi j 
conditions make development feasible. Tene ea Sia 
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In 1981, there was a total of 7,242 residential lots within 
draft approved plans of subdivision. By comparison, in 


1976, there were only 4,980 lots within draft approved plans 


Of the 7,242 lots draft approved as of 1981, 5,500 (76%) 
are single family and semi-detached homes. 


When compared to building activity, the trend in draft 
approvals is reversed. Each year fewer units are being 
built while more lots are being draft approved. In 1981, 
there were 1,325 units completed, compared to the 7,242 
units within draft approved plans (See Paugure: 2.14. }s 
increasing number of draft approvals may be due to the 
developers' attempt to increase the value of their land, by 
elevating their property to the draft stage of approval. 


BUILDING ACTIVITY VS DRAFT APPROVALS 
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(See Appendix 5) 


Tne 


ee 


2 oBeles Plans Under Consideration 


In the approval process of Plans of Subdivision, 
consideration of plans is the first stage. No 
committment is made until draft approval of the plan. 
However, lots under consideration represent lands on 
which development could occur in two to three years time. 


In 1981, there was a total of 4,141 lots under 
consideration in Plans of Subdivision, of which 3,219 
(77.7%) were single family and semi-detached units, as 
detailed in Appendix 5. 


The number of lots under consideration in the last three 

years has been decreasing from 10,394 lots in 1977 to the 
present 4,141 (see Figure 1.15). This may have been due 

to the slowdown in housing market activity because of the 
low population and household growth rates. 


FIGURE 2.15 UNITS 4bN PLANS: UNDER CONS TIER A fun 
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C852 Land Severance 


The number of residential lots created per year by land 
severance has been stable since 1976. The number of 
residential lots created were: 


1976 - 165 1979: = 166 
oii 257 1980 - 97 
1978 = 160 1981 - 144 


The distribution of these lots by Area Municipality is shown 
in Appendix 5. 


e5Oco Redevelopment Lands 


Land in existing urban areas is often redeveloped for 
residential purposes, usually higher density residential units 
such as apartments. This redevelopment could occur on vacant 
lots or involve the demolition of existing buildings. 
Significant opportunity for this type of development exists, 
especially in the City of Hamilton. In many cases the appro- 
priate Official Plan designations and zonings are in place. 


Residential redevelopment activity in the Region has been very 
limited over the last few years. This lack of residential 
redevelopment activity is due to low growth and the economics 
of the high density residential market (i.e. high construction 
and carrying costs along with comparatively low rents). 


A significant amount of land is available for residential 
development in the Region. At the completion rate experienced in 
1981, (1,325 new units), there is a 2.4 year supply of vacant lots 
in registered plans. In addition, there is a 5.5 year supply of 
lots in draft approved plans of subdivision, and a further longer 
term potential supply of 3.1 (See Appendix 3) years in plans 
submitted for consideration. Redevelopment opportunities and land 
severances are in addition to these supplies. 


2.6 HOUSING RENEWAL 


The construction of new housing units is not the only consideration 
in the satisfaction of the Region's housing requirements. The 
maintenance and renewal of existing stock is also vitally important. 


2.6.1 Condition of Housing Stock 


Thirty-one (31) percent of the Region's existing single family 
houses were built before 1946 and sixty-eight (68) percent 
were built before 1961. Eighty (80) percent of the Region's 
housing stock for the year 200] already exists. Hami 1 ton- | 
Wentworth has a large proportion of older housing units, units 
which must be maintained to ensure a healthy housing stock. 
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Some indicators of the state of this stock are available. The 
sale price of a modest house five to eight years old, accord- 
ing to Royal Trust information, has risen five (5) percent in 
value in the last five years. This an average figure with 
some units above and some below this rate of increase. This 
very low increase in newer house values is an indicator that 
all modest house values have not risen very much if at all. 


An analysis of average sale prices for used houses since 1974, 
prepared by the Hamilton Real Estate Board, indicates the sale 
values in some parts of the City of Hamilton are not only very 
low but have not increased in a number of years. There are 
two Main areas of concern, both in lower Hamilton. The first 
area is the Bayfront area north of Barton Street. In this 
area, the average sale price in 1981 was $24,300 in the 
eastern and $20,000 in the western portion. House prices in 
this area have actually declined since 1976. 


The second area is all of Hamilton below the escarpment to tne 
east of James Street with the exception of the area south of 
Queenston Road and east of Kenilworth Avenue. Sale prices in 
this area averaged $28,000 to $39,000 for older houses. 

Prices in this area have not risen since 1976. The sale 
prices have experienced minor increases or decreases over the 
five year period. 


When sale prices are static or declining, it is often a sign 
of deteriorating housing stock, stock where little maintenance 
is done and where the proportion of renters in single family 
units is higher. 


According to the City of Hamilton Building Department, the 
number of building code infractions and the State ofdeterior- 


ation in the Barton Street area are higher than the rest of 
the City. 


These particular areas should be monitored very closely with 
some specific studies completed as part of the Region's 
monitoring effort, in order to establish the state of these 
neighbourhoods. If deterioration is in fact present, some 
special policies or stimuli may have to be developed. 


nee Rehabilitation Programs 
ND Ai EE DD DES 


Three programs for the rehabilitation of housing operated in 


the Region in 1981. All Programs provide loans/grants for the 
renewal of housing stock. 


The Ontario Home Renewal Program Operated in all Area 
Municipalities in 1981. Some 114 loans were provided for a 
le number of loans and value were 


total value of $451,073. The 
approximately the same as 1980. 


oe ae 


In 1981, under the Residential Rehabilitation Assistance 
Program, eighty seven loans/grants, for a total value of 
$334,830 were given out. Although the value of the 
loans/grants Was the same as 1980, slightly fewer individuals 
received assistance. In 1981, four loans/grants, for a total 
value of $23,299 were given out by the Hamilton Rehabilitation 
Eade a significant decrease from the 21 loans/grants in 


The number and value, when inflation is considered, of 
loans/grants under these programs are decreasing. This may be 
due to lack of promotion or awareness of the programs, 
(details of these programs are available in Appendix 4). 
Further, the programs are limited to households with low 
combined incomes of $17,500 maximum for H.R.P. and $15,500 
maximum for Q0.H.R.P. These limitations may preclude many 
households who are in need of this sort of assistance. Often 
rehabilitation of this sort is effective in that it has a 
snowball effect, instigating the rehabilitation of surrounding 
units. All of the Area Municipalities in the Region 
participated in the Ontario Home Renewal Program in 1981. 


2./ Assisted Housing Supply 


The field of assisted housing in Hamilton-Wentworth is complicated 
due to the plethora of agencies and programs involved. All four 
levels of government play some sort of role in assisted housing, as 
well as a number of private agencies. The situation is difficult 
to understand for individuals involved in housing, let alone people 
who are in need of assistance, or for groups who might want to get 
involved in the supply of assisted housing units. This section is 
an attempt to simplify the supply side of assisted housing. 


fon Vlg Existing Assisted Stock 

Assisted housing units are provided through a number of 
existing programs. The Hamilton Wentworth Housing Authority 
administers 4,698 Ontario Housing Corporation owned units 
(often called Public Housing). Metropolitan Trust Company 


administers an additional 465 Ontario Housing Corporation 
units. These units total: 


Family Units 2,000 
Senior Units aehee 


Handicapped Units 39 


Another program is administered by the Housing Authority, the 
Rent Supplement Program. Under this program, 499 units are 
Supplied as follows: 


Family Units 244 
Senior Units Zoe 
Handicapped Units 3 


The Private Non-Profit Housing Program is funded by Canada 
Mortgage and Housing Corporation. Approximately twenty-five 
percent (25%) of the units in senior citizens’ projects in this 
Program are rent geared to income units, although most of the 
rents charged in senior citizens’ projects are quite low and can 
be considered “effective” assisted housing units. "Effective" 
assisted units are units where the rent is at or below the 
lowest quarter of market rents. It is assumed that eighty-five 
percent (85%) of senior citizen units are “effective” assisted 
units. Approximately fifteen (15) percent of the units in 
family projects are rent geared to income. The remainder of the 
private non-profit family units, although financially under 
written, are not rent geared to income units. The private, 
non-profit inventory is: 


Total Units Effective Units 
Family Units 664 100 
Senior Units 944 800 


Additional assisted units are provided through another C.M.H.C. 
program. The Limited Dividend Program has not added any new 
units since the program was terminated in 1976, although an 
inventory of 1,134 units is still on hand. These units are 
primarily family units and are for the most part “effective” 
assisted units. Approximately seventy-five percent (75%) or 
850 units are “effective” family assisted units. 


These programs, in combination, supply a total inventory of 
effective assisted units in the Region of: 


SUPPLY OF EFFECTIVE ASSISTED HOUSING 
ES HEY NUYS ING 


Family Units 3,192 
Seniors Units 4,179 
Handicapped Units 39 


In addition to these programs, nine emergency housing facilities 
Operate in the Region. A further 900 beds are supplied in resi- 
dential care facilities. The Region participates in some of 
these facilities through a purchase of service arrangement. All 
“i tne aforementioned programs are detailed further in Appendix 


2./.2. Production of Assisted Units 


In 1976, there were approximately 5,650 assisted housing units 

in the Region. In addition, some 1,400 Limited Dividend units 

oe available. The breakdown of “effective” units in 1976 and 
was: 


1976 1981 
Family Units 3,700 Salee 
Senior Units 2,940 4,179 
Handicapped Units 0 32 


Although the total number of assisted units has increased in the 
last five years, the number of assisted, family units has 
actually decreased by 500 units. The number of assisted, senior 
units has increased by 1,200. 


The 1976 Regional housing requirements study identified two 
priority groups who were in need of assisted housing, seniors 
living alone and low income families with three or more 
members. The needs of senior citizens have been addressed 
effectively with the production of 1,400 “effective” units and 
an increase in guaranteed income. 


The 1976 study identified 400 low income units per year as a 
production target. This target has not been met, in fact, a 
decrease in "effective", assisted, low income family housing 
units has occured. 


In 1981, significant commitments to new assisted units have been 
made which will utilize C.M.H.C. funding arrangements under the 
private non-profit program. These commitments include some 700 
assisted family units, 200 assisted senior units and 20 units 
modified for use by handicapped individuals. Approximately 
fifteen percent (15%) of the family units and twenty-five . 
percent (25%) of the senior units are expected to be "effective" 
assisted units. 


2.7.3 Other Assistance Programs 


In addition to the programs which directly supply assisted 
housing, other assistance programs play important roles. These 
programs are of a social assistance nature or directed at 
stimulating construction. 


ee 


3.0 FUTURE HOUSING REQUIREMENTS 


Through the projection of housing demands, the number of required 
residential units in the future can be forecast. By an examination 
of the trends in population, and household formation and distri bu- 
tion, the demographic factors affecting nousing demands can be 
understood. It is from these housing demands that the production 
requirements of new residential units can be calculated. The need 


for assisted housing units is also examined in this chapter in order 
to establish future requirements. 


3.1 POPULATION PROJECTION 
ot ee Growth Rate 


During the last five years, the rate of population growth in the 
Region has begun to slow down, the average annual growth rate 
for the Region has dropped from 1.3% in 1975 to 0.4% in 1980, 
(See Section 2.1). In the Region's Population Projections - 
1981 Review, it is projected that the population growth rate to 
the year 2001 will be 0.38% compounded annually. 


While the population growth is projected to be relatively slow 
for the whole Region, some Municipalities will experience a 
greater growth rate than others, (See Table 3.1), Ancaster and 
Stoney Creek are expected to be the fastest growing Municipal- 
ities in the Region with a compounded growth rate of 3.91% and 
1.88% respectively, while Hamilton (-.07% compounded growth 
rate), Dundas (0.13%), and Glanbrook (-0.37%) are much lower. 
Flamborough is expected to have a total 20% increase during the 
next twenty years with an annual compounded growth rate of 0.96%. 


TABLE 3.1 
ANNUAL GROWTH RATE 


PERCENTAGE GROWTH 


MUNICIPALITY RATE COMPOUNDED 
Ancaster Jal 
Dundas eae 
F] amborough 0.96 
Glanbrook -0.37 
Hamilton -0.07 
Stoney Creek 1.88 
REGION 0.38 


Source: Hamilton-Wentworth Planning and Development Department, 
Population Projection - 1981 Review 
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-2 Age Distribution 
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The post-war baby boom will continue to age. 
in the age categories of 15 - 24 and 25 - 34 years will shift by 
2001 to the age groups of 35 - 44 and 45 - 54 years. 
next twenty years, there will be an increase of 47,500 people 


(50%) aged 35 - 54 years. (See Figure 3.1) 
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The aging of the population, as forecast in the population 
projection, is an important indicator of housing demands. By 
the year 2001, several trends in the aging of the population 
will influence the demand for housing. 
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Since people in the 35 - 54 age group have generally settled 
down, and have already passed through the most fertile years, 
they have only minimal demands for new residential units. The 
housing boom of the mid-seventies, as described in Chapter 2, 
was due to the high proportion of households formed when the 
baby boom generation was in the 15 - 34 age groups. 


In the last 5 years there has been a growing proportion of 
people in the age category of 65 years and over. (See Section 
2.1.2) This trend will continue for the next twenty years. By 
2001, there will be a total increase of 16,000 people (35%) in 
the age group of 65 years and over. 


The third population trend is the decline in the youth groups, 
age groups less than 15 and 15 - 24 years old. In total, within 
the next twenty years, there will be a decrease of 25,500 
persons (16%) in the youth age groups. However, the trend in 
the less than 15 years age category to 1991 will be a slight 
increase of 2,000 persons as the baby boom generation passes 
through the most fertile years, but beyond 1991 to 2001 there 
Will be a steady decrease in this age group, (See Appendix 1). 


HOUSEHOLD FORMATION 


Pel Growth Rate 


Although the household growth in the Region will continue to 
decline to the year 2001, the total number of households will 
still continue to grow at a greater rate than the population. 
There will be a total cumulative growth of 20% in the number of 
households from 1981 to 2001, while the cumulative growth rate 
for the total population in the Region, will be only 7%. This 
further demonstrates the trend towards continued household 
formation and hence the demand for additional housing units, in 
spite of a relatively slow population growth. 


As with the population projection, the increase in households 
will vary within each Area Municipality to the year 2001, (See 
Table 3.2). Ancaster will more than double its 1981 number of 
households by the year 2001, a 114% increase. Stoney Creek will 
also experience a large increase jn the number of households 
from 1981 to 2001, a 56% increase. Hamilton and Glanbrook, 
although continuing to grow in the number of households, will 
have slower household growth rates with increases of 7% and 9% 
respectively. 
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TABLE 3.2 
HOUSEHOLD GROWTH 1981 - 2001 

Cumulative 

Municipalities Growth Rates 
Households Population* 

Ancaster 114% 100% 
Dundas 15% 2.5% 
Flamborough 39.1% 20.1% 
Gl anbrook ote -10.0% 
Hamilton Watling =2. 9% 
Stoney Creek 56.1% 45.1% 
REGION 20.0% ies 


*Source: Hamilton-Wentworth Planning and Development Department, 


Population Projection - 1981 Review 


Sees Household Distribution 


The distribution of households, by age, head and household type, 
demonstrates some important trends in housing demands. Each 
additional household formed requires a self-contained 
residential unit. Therefore, so as the number of households 
increase, the demand for housing unit production will also 
increase. 


Within the next twenty years there will be a trend towards a 
greater growth rate in non-family households than in family 
households. From 1981 to 2001 the number of non-fami ly 
households will have increased by 24% (8,200 households), while 
family households will only experience a 19% (21,900 households) 
cumulative increase. The trend towards a greater proportion of 
non-family households is a continuation of the recent changes in 
social and economic trends. 


The increase in non-family households over the next twenty years 
will be more prevalent within certain age groups. The seniors, 
households with the head 65 or over, Will be the age group in 
which the rise in non-family households will be the greatest. 
Non-family households will increase a total of 48% from 1981 to 
2001, while family households during the same period will only 
increase 27% in the senior age group. The proportion of 


non-family households will continue to grow in the 15 = 24 age 
group as well. 


FIGURE 3.2 HOUSEHOLD PROJECTION BY AGE COHORT 
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The proportion of household heads in the age groups 25 - 34, 35 
- 44 and 55 - 64 will remain relatively stable from 1981 to 2001 
for both family and non-family households. Although the 
proportion of demand by each household type has been assumed to 
remain the same, the magnitude of the demand will depend on 

f=\ 


growth in the total number of households within each group, (See 
Appendix 2). 


In terms of overall household increase from 1981 to 2001, 
households with heads aged 35 - 44, 45 - 54, and 65 and over 
will all experience large increases, a total increase of 60%, 
39% and 37% respectively. Households with heads aged 15 - 24 
will experience the largest decrease of all age groups within 
the next twenty years, a cumulative decrease of 19%, (See Figure 
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Cas Persons Per Household 


There has been a continuous decline in the average number of 
persons per household in the Region. As reported in Section 
2.2.3, the number of persons per household (persons per occupied 
dwelling unit) has decreased from 3.0 to 2.8 in the last five 
years. By 2001, the number of persons per household will have 
declined to 2.5 for the Region. 


Hamilton is expected to have the lowest number of average 
persons per household, 2.4, of all the Area Municipalities in 
the Region. This is due to the large variety of housing units 
Situated in the City which attract the majority of smaller 
households in the Region. Ancaster, at 3.0, will have the 
highest average persons per household figure in the Region, an 
indication of the large proportion of single family homes within 
the Municipality, (see Section 2.3.2). 


TABLE 30 
PERSONS PER HOUSEHOLD 
MUNICIPALITY 1981 2001 
Ancaster Bee. 320 
Dundas 220 2.6 
F] amborough oe] rae, 
Glanbrook ore 2.6 
Hamilton | rape 
Stoney Creek S60 (aes 
REGION 2.8 2.5 
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HOUSEHOLD REQUIREMENTS 
3.3.1. Regional Housing Requirements 


The average annual residential requirements for the Region are 
calculated on the basis of the Regional population projection, 
with a compounded growth rate of 0.38% (see Section Sala 
continuing household formation trends (see Section 3.2) and an 
average annual number of demolitions of 225 units. The require- 
ments are based on five year houshold growth periods, and there- 
fore, annual levels of production should not be considered in 
isolation. Since annual production levels are often more 
affected by such economic factors as Market conditions, interest 
rates and shelter costs, than the anticipated demand for nousin 
annual production levels wil] vacilate as these economic trends. 
Change. However, in the long run, these trends are expected to 
balance out and the average annual production during the five 
year periods is expected to equal the annual requirements. 


From 1982 to 1986, it is expected that the Region will require 
an average annual housing production level of 2,900 units. To 
the year 1986 and beyond, there will be proportionally fewer 
people in the lower age groups and proportionally more in the 


middle age groups. This would lead us to believe 


that most new 


housing units should be single family or semi-detached types. 
Most individuals will continue to aspire towards a single family 
house. Completions of new housing units over the past 3 years 
has been heavily weighted towards single family homes. However, 
these trends are being countered by the tendency towards fewer 
persons per household, the increase in seniors and changing 
housing preferences due to energy factors, and the cost of 
owning a home. It is expected that the mix of new housing units 


will reflect these two trends and will be similar 
existing inventory. The requirement for new housi 


to the 
ng units by 


type to 1986 is shown in Table 3.4. It is expected that the 


requirement mix beyond 1986 to the year 2001 will 


be even more 


heavily weighted towards single family units, if existing 


preferences continue. 


TABLE 3.4 
MIX OF NEW HOUSING UNITS TO 1986 


Single Family 52% 
Semi-detached 5% 
Row 7% 


Apartment 36% 


The average annual housing requirement of 2,900 units 
is considerably less than the annual requirement of 4, 
the 1976 Regional Housing Statement. This difference 
requirements is due to revised population projections. 
annual housing unit requirements for subsequent years 


for the Region 
500 units in 
in 

The average 
will decline 


to 1,700 units annually from 1987 - 1991, 1,200 units annually from 
1992 to 1996, and 1,100 units annually from 1997 to 2001. These are 


all below the 1976 housing requirements, (See Table 3. 
Seo) 
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TABLE 3.5 
REGIONAL HOUSING REQUIREMENTS 
1976 HOUSING 
STATEMENT ANNUAL NEW RESIDENTIAL UNIT 
YEAR REQUIREMENT S* ANNUAL REQUIREMENTS 
1982 - 1986 4,500 2,900 
1987 - 1991 2,300 1,700 
1992 - 1996 2,500 1,200 
1997 = 2001 2,600 1,100 


* Future Housing Requirements in Hamilton-Wentworth - Peter Barnard and 
ssociates, 19/6. : 
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These new housing unit requirements will necessitate revisions 
in two documents. Part 1, Section C, IIi of the Regional 
Official Plan, entitled "The Planning Framework", contains 
housing requirement figures based on the 1976 requirements 
Study. These figures will have to be revised or removed. 


In 1976, Regional Council adopted targets and policies based on 
the old requirements. This policy of Regional Council will have 
to be rescinded and replaced by policy based on the new more 
realistic housing unit requirement detailed in this report. 


3.3.2. Area Municipal Requirements 


The housing requirements for the Area Municipalities were cal- 
culated using the historical trends in residential building act- 
ivity, as well as the output of the requirements model which is 
based on projected population and household growth patterns, 
(See Table 3.6). These requirements are annual averages for the 
next five years, 1982 - 1986, beyond which they should be re- 
viewed in light of annual building activities and population 
trends. As with the Regional requirements, the requirements for 
the Area Municipalities are only an average annual requirement 
within a five year period, and can be expected to vary each year 
as economic conditions change or new developments comes on 
stream. 


MUNICIPAL AVERAGE ANNUAL 1982 - 1986 HOUSING UNIT REQUIREMENTS 
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AVERAGE ANNUAL HISTORICAL FORECAST EXISTING 

MUNICIPALITY COMPLETION RATE 1976-81 REQUIREMENT(1) TARGET(2) 
9] 300(3 ) NA 
135 100 165 

Fl amborough 155 200 132(4) 
Gs 30 NA 
1,987 1,800 3,000 
Stoney Creek 545 500 425 


Forecast Requirement Figures have been rounded 

Projected by Area Municipalities i 

Based on early approval and development of Allarco lands: 
Housing requirement for urban area only, a further 50 units per 
year can be added for development in the rural areas 
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The highest average requirement in the Region is in Hamilton, 
where 1,800 units will be required per year. This is due to the 
large number of households forming in the City in the next five 
years. The requirement of 1,800 units per year 1s considerably 
less than the City's own requirement of 3,000 due to revised 
population and household formation trends, as well as the 
decline of residential building activity in recent years. The 
requirement of 300 units annually for the Town of Ancaster is 
more than the average 91 completions, however, the 300 unit 
figure was calculated assuming the population and household 
increases expected with the early approval and development of 
the Allarco lands. (See Figure 3.4) 
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The requirement for the Region and each Area Municipality should 
be linked to the development approval process outlined in 
Section 2.5. This control of approvals must be done in a 
Flexible yet effective manner in order to ensure that premature 
commi tment to development does not occur. A mechanism for 
linking requirements to approvals will be detailed in the 
forthcoming "Residential Development Strategy". 


3.4 THE DEMAND FOR ASSISTED HOUSING 


There is no definitive indicator of the need for assisted housing. 
A number of indicators are available which give us an idea of the 
magni tude of need, as well as the groups whose needs are most 
pressing. 


Generally those households in need of assisted housing are ones who 
have an income which, even with good management, are not sufficient 
to meet the financial requirements of basic living. These 
households have already cut out the frills that a more ample budget 
might provide, and are not able to afford adequate food, clothing 
and accommodation. 


This section looks at four indicators of need; the economic and 
housing climate, Hamilton-Wentworth Housing Authority waiting list, 
a profile of G.W.A. recipients and a housing affordability analysis. 


3.4.1. Economic and Housing Climate 


The economic growth rate in Ontario has declined over the past 
six years. This period of lower growth rates has been 
accompanied by high inflation rates and the resultant erratic 
behavior of basic economic indicators. The seasonally adjusted 
unemployment rate as reported in January of 1982 by Statistics 
Canada, reached a level of 8.6%. Although average household 
incomes have risen dramatically since 1976, the rate of 
inflation has been higher, which means that real income has 
declined. 


Certainly, the picture is not all doom and gloom but certain 
effects on the housing market are obvious. Housing completions 
across Canada and in Hamilton-Wentworth are down significantly 
since 1976. Mortgage rates have increased dramatically over the 
last few years to a level of 17.5% in late 1981. The rental 
vacancy rates in Hamilton-Wentworth continue to decline to below 
1%. This is aggravated by the virtual lack of construction of 
new rental units. 


This lack of construction and declining rental vacancy rates, in 
light of a population that continues to age, would seem to 
indicate a forthcoming shortfall of units. The lower income 
households feel the pinch most in times of rising costs and 
housing scarcity. 


Table 3.7 


= 


Compared to other municipalities in Southern Ontario, Hamilton 
continues to enjoy a large stock of reasonably priced ownership 
nousing and comparatively low rents, however, many households 
continue to experience problems affording adequate housing. 


The dilemma of affordable housing is already being felt strongly 
in some other Ontario Municipalities, especially Toronto, with 
its higher rental rates. The Regional Department of Social 
Services observes an increasing frequency of families having 
difficulty making budetary ends meet. Budget problems are often 
described in terms of affording housing. These stories of 
housing hardships are also heard more often by social service 
agencies and individuals. 


These economic/housing trends and subjective observations seem 
to indicate that the financial and housing problems of low 
income households are on the rise. 


364.2 H.W.H.A. Waiting List 


The Hamilton-Wentworth Housing Authority (H.W.H.A.) maintains a 
detailed waiting list of individuals and families who have 
requested assisted housing. Table 3.7 indicates the size of the 
H.W.H.A. waiting list since 1977. Starting in August of 1981, 
handicapped applications have been recorded separately by 
Housing Authority staff. 


H.WeH.A. WAITING LIST 
Date Senior Citizens Family Handicapped Total 
1977 May 447 745 NA igi 92 
1978 July 487.2. 613 NA 1,070 
1978 Dec. 320 556 NA 876 
1979 Dec. 210 §30 NA 740 
1980 Dec. 278 Bae NA 830 
1981 June 235 685 NA 1,020 
1981 Dec. 140 450* 139% 729 


Source: Hamil ton-wentworth Housing Authority 
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These figures indicate a gradual decline in the number of senior 
citizen applicants for assisted housing since 1977. The number 
of family applicants has fluctuated considerably. The number of 
total applicants has averaged between 900 and 1,000 for most of 
1981. The December 1981 figure is a low for the year by a 
considerable extent. Not all applicants on the waiting list are 
1m serious need. The Housing Authority calculates that 
generally between 15 - 20 percent of applicants on the list are 
in serious need of assisted housing. 


The Hamilton-Wentworth Housing Authority normally experiences a 
high rate of rejection by families seeking subsidized housing 
when units are offered to them in housing projects. In 
addition, there may be a significant number of households who 
are not aware of these opportunities for assisted housing. 


In 1979, a study was jointly prepared by the Regional Planning 
and Development Department, the Regional Social Services 
Department and the Hamilton-Wentworth Housing Authority to 
determine, among other things, the reason for this high rate of 
rejection and the reason why persons who qualify for assisted 
housing do not apply for it. 


The report concluded that the high rejection rate and the low 
application rates were the result of the prospective applicants 
dislike of; the social environment, the location, and/or the 
type of units offered to them. The study further recommended 
that the waiting list for assisted housing was a poor indicator 
of the need for assisted housing and that a shortage of assisted 
housing in the Region exists. 


The Housing Authority waiting list, although it may be a poor 
jndicator of total need for assisted housing still indicates 
that there is a sizeable demand for assisted housing units at 
any one time 


A detailed analysis of the Housing Authority's waiting list was 
completed in early 1982 by the Ministry of Municipal Affairs and 
Housing. The analysis concluded that there was a significant 
increase in the demand for assisted housing by two groups: the 
disabled; and low income families of 2 - 4 persons, who require 
a two bedroom housing unit. Further, it was determined that a 
lower turnover rate existed and that fewer application 


cancellations were occuring. 
SrGesy rGsWs Aye Proti le 


An examination of General Welfare Recipients gives us a profile 
of some of the low income persons in Hamilton-Wentworth. 


Three quarters of G.W.A. recipients are single, separated, or 
divorced and 68 percent have no dependents other than 
themselves. Only 14 percent are married and 16 percent have one 
dependent other than themselves. 
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Approximately 70 percent are renters and 24 percent board. un 
and two person households pay average market rents assuming they 
occupy bachelor and one bedroom apartments respectively. Three 
and four person households who rent pay less than low market 
rents assuming they occupy a two bedroom apartment. 


These recipients are only a portion of low income individuals in 
the Region. They are generally single, with no dependents and 
are able to maintain an average quality apartment in the 

Region. The larger households have much lower rent, probably 
sacrificing quality and location in their accommodation. 


3.4.4 Regional Affordability Analysis 


A detailed examination of income and budgetary requirements of 
households in the Region will indicate the number of households 
who may require assistance. Households identified as requiring 
some sort of assistance are below a ‘break even' income. The 
‘break even' income is the gross income required for a household 
to meet basic budget needs and minimal rental housing. 


3.4.4.1 Affordability Methodoloay 


The distribution of income in the Region was examined by 
size of household and age of household head. This 
distribution was adjusted to represent 1981 incomes. 
Although the average household income in Hamilton-Wentworth 
Was $28,300 in 1981, many households have a much lower 
income. These low income households are of primary interest. 


The second step in the affordability analysis was the 
construction of a basic survival budget by household size. 
Provisions in the household survival budget include: food, 
clothing, household furnishing, equipment and operation, 
communications, transportation, special school needs, house 
costs, and, a contingency fund for added unexpected 
expenses. For the purpose of the budget, housing costs were 
assumed to be rental costs associated with a low market 
rental apartment large enough to accommodate the nousehold. 
The budget is a "bare bones" survival budget that does not 
provide for any “extras” in life style. 


The budget was then translated into income terms to 
determine the total income needed to Support the household 
after all deductions have been made. These calculations 
included tax deductions, and Ontario Tax grants and 
Credits. The result is a “break even" income for each 
household based on size, (See Table ScGjie Nhs. 1S athe 
income required to meet the basic survival budget discussed 


earlier. For a detailed explanation of the methodolo ee 
Appendix 3. | ae 


TABLE 3.8 
1981 BREAK EVEN INCOMES 
HAMILTON-WENTWORTH 
HOUSEHOLD SIZE BREAK EVEN ANNUAL INCOME($) 


Heads Under 65 


One Person e297, 
Two Persons 8,976 
Three or Four Persons 12,207 
Five or more Persons 16,253 


Heads 65 and Over 


One Person 4,819 
Two Persons 8,049 


Seniors have a slightly lower 'break even' income requirement 
Since their needs are often less costly than those households 
whose heads are under 65. 


3.4.4.2 Affordability Shortfall 


Those households under the 'break even' income total 
16,749, this is 11.2% of all the households in the Region 
in 1981. Some 30% of all the households below the ‘break 
even’ incomes have heads from 15 - 34 years of age. The 
majority of these households contain two to four persons. 
In the age groups between 35 - 64 years, proportionally 
fewer households are in need of assistance. However, in 
the 55 - 64 age group, the number of the households below 
the 'break even' income rises to 11.7% of those households 
in need. This may be due to an increasing proportion of 
widows who have been out of the work forced for several 
years and have no real employment skills. Households whose 
head is over 65 account for 33% of those below the ‘break 
even' income. Since the annual GAINS income is $5,754 
(December, 1981) and the ‘break even' income for seniors is 
$4,819 (for singles), seniors can survive without 
assistance, (See Appendix 3). However, due to special 
requirements by many seniors, such as ground related 
housing or location close to public transit, the need for 
special assistance may still be required. 
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Family Benefits Allowance (F.8.A.) and General Welfare 
Allocance (G.W.A.) payments on the contrary, are not enougn 
to reach the break even income. (See Appendix 3) 


The total number of family households below the ‘break 
even' income is 11,200. When the supply of assisted family 
housing is subtracted from this total, approximately 8,000 
households remain in need of assistance. 


The affordability analysis is a technical exercise which 
may overlook some preference aspects such as families who 
would not consider assisted housing even though they are in 
financial straits, or households who get by with the 
assistance of friends or relatives. However, the magnitude 
of the households who remain in need of assistance 8,000, 
is a strong indicator of the need for additional assisted 
family housing. 


4.0 HOUSING ISSUES FOR THE 80'S 


Four major issue areas emerge from the preceding analysis of the housing 
Situation and the definition of housing requirements. These issues or 
problem areas are outlined below: 


4.1 PROVISION OF NEW UNITS 


4.1.1 


Ee eed 


ie. 


4.1.4 


The annual housing requirements for the Region have changed. 


The last housing statement, prepared in 1976 by Peter 
Barnard as part of the Regional Official Plan process and 
based on a population projection of 550,000 persons in the 
Region by the year 2001, identified a need for 4,500 
residential units per year. The analysis in this report 
identifies a target of 2,900 units per year from 1982 to 
1986, and is based on the most recent Regional population 
projection of 445,000. 


The Regional housing targets are in general agreement with 
tne Area Municipalities own targets. 


The exception is the City of Hamilton. The City's housing 
report, prepared in 1976, identified a target of 3,000 
units per year, whereas, this report identifies a need for 
1,800 units per year. 


The major preference for housing will continue to be for 
Single family homes. 


Although the demand for apartment units will be strong, the 
market for row and semi-detached homes will not be as high 
as forecasted in the 1976 study. The expected housing unit 
type mix is included in the study recommendations. The 
demand for residential units is diverse and requires that 
the supply be varied by location and setting as well as by 
size and quality. 


Construction activity of homes over the last three years 


has been lower than actual housing requirements. 


The surplus of single family, semi-detached and row units 
which accumulated in the 1976 - 1978 period is now being 
taken up. The vacancy rate in these units has fallen 
dramatically to a decade low figure. 
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The demand for ownership units is being suppressed 
primarily Dy nigh mortgage rates. 


The existing vacancy rate will continue to fall and the 
latent demand for housing will not surface until interest 
rates stabilize and/or the unit vacancy rate becomes 
acutely low. There is little the Regional Municipality can 
do in this supply and demand market aside from ensuring 
that an adequate supply of building Tots has been 
approved. It is unlikely that construction activity for 
Ownership units will pick up dramatically in 1982, however, 
some response to demand should be expected in the medium 
term. 


There is a shortage of rental units. 


The area's vacancy rate of rental apartments is 0.7%, the 
lowest it has been in ten years. In spite of a low vacancy 
rate, the increase in rent for apartments, due in part to 
rent controls, has been modest over the last five years, 
compared to wage increases and the cost of living. Rental 
apartments are financially attractive in Hamilton-Wentworth 
when compared to the cost of home ownership. 


Construction of rental units has been well below unit 
requirements. 


Few rental units have been built in the last few years. 
Existing low rents, continuing rent controls; the costs of 
construction, and high interest rates make the construction 
of apartment buildings unattractive to investors. 


There is little the Region can do to stimulate rental 
construction. An adequate supply of sites for new rental 
buildings already exists in the Region. The rental 
apartment vacancy rate will likely remain very low until 
rent increases and more stable mortgage rates make 
apartment construction a more favourable economic venture. 


Two rental construction stimulation programs exist, one 
funded Provincially and one funded Federally. Promotion of 
these programs to local developers could result in more 
unit construction. More effective rental] construction 
stimulation programs could also have a positive effect. 
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4.2 LAND SUPPLY 


4.2.1 There is a possibility of 
‘ remature commi ttm 
residential pursoses. spent of vane = 


Presently, there is a 5.6 year supply of lots for single 
Family, row and semi-detached homes in the Region in 
registered and draft approved plans of subdivision. This 
supply is comprised of two components; a 1.7 year supply of 
vacant lots in existing registered plans of subdivision and 
an additional 3.9 year supply of lots in draft approved 
plans of subdivision, at December 31, 1981. 


In addition, there is a 2.2 years supply of lots in plans 
of subdivision under consideration. If plans under 
consideration are included, the total number of lots at 
various stages of consideration and approval represents a 
7.8 year supply of lots. 


The Regional Official Plan designated a sufficient supply 
of land to accommodate the original 1976 population 
projection of 550,000. The urban designations are more 
than adequate to accommodate the lower projected population 
and the resulting lower requirements for new housing units. 


The Regional Municipality has the responsibility to ensure 
that a supply of residential land exists which is adequate 
to satisfy the requirement for new housing units. At the 
same time, the Region must maintain fiscal efficiency and 
development flexibility. To this end, it is essential that 
the Region ensure that it does not over extend development 
approvals. 


Although Regional Council does have a general interim 
policy to limit premature approvals of plans of 
subdivision, no specific mechanism exists in the Region to 
regulate development approval process in the Region. Nor 
is an upper limit for approvals in place. A new approach 
is warranted in light of the lower growth prospects which 
have now been established. 


4.3 FOR ASSISTED HOUSING 
4.3.1 The provision of additional assisted housing units has been 


below target. 


The 1976 housing requirement study identified two priority 
groups for assisted housing, low income families and senior 
citizens. A target of 400 units per year for low income 
families was set in 1976. This target has not been met. 

In fact, there has been a decrease jn the number of 
effective assisted units for families. However, the supply 
of assisted senior citizen housing has increased 
significantly in the last five years as have guaranteed 
income payments to seniors. 


Cry 


4.3.2 


4.3.4 


4.3.5 


4.3.6 
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At present, there is a significant shortage of assisted 
housing units for ftamilies. 


Even if recent committments to new private non-profit 
family units are counted, a large shortfall of assisted 
family units remains. A number of groups need assisted 
housing, however, low income families are most in need and 
should be given priority. 


NO ome agency is responsible for the provision of new 
assisted units. 


A large number of agencies is involved in the field. A 
Clear understanding of assisted housing situations does not 
appear to exist amongst the public, or even the agencies 
involved. One of the major tasks associated with this 
problem is to create a thorough understanding of the 
Situation amongst the public, agencies active in the area, 
and elected decision makers. 


Progress has been made in the provision of modified 
assisted units for tne handicapped. 
New units have been built in the last few years and more 


units are committed. These new units and more are required 
for the handicapped. 


There are a number of problems with existing assisted 
housing programs. 


First, the Government of Ontario will not add to the 
existing Ontario Housing Corporation inventory. Secondly, 
the rent supplement program has become less attractive to 
landlords due to the high demand from the open market. The 
rent supplement program does not address the inherent 
problem, a shortage of rental units. Thirdly, a very low 
percentage (15 - 25%) of private non-profit units are 
effective assisted units, i.e. rent geared to income.I 


It appears that the optimal use of the assisted units in 
Limited Dividend projects is not occuring. The stimulation 
of new rental construction will go a long way to solving 
the problem, as will a vigorous rent supplement program 
perhaps with landlord incentives, more private non-profit 
units for families, and more effective use Of existing 
Limited Dividend units. 


No agency in the Region provides short-term emergency 
housing for ramilies temporarily without housing. 
Na a ed ere ag ee 
The Region has a number of agencies that provide special 
purpose and emergency housing to special groups such as 


alcoholics, abused Wives and mentally retarded individuals 
but not to families 


4.4 


HOUSING 
4.4.1] 


4.4.2 
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Conversations with several social agencies in the Region 
indicate that the non-existence of emergency family housing 
1$ a serious problem and may become more pressing if the 
housing/economic situation becomes tighter. 


RENEWAL 


The condition of a portion of the existing housing stock in 


tne Kegion needs upgrading. 


Hamilton-Wentworth has a large stock of older homes which 
require regular maintenance and renewal. House prices for 
a modest home in the Region have risen little in the last 
five years, a possible indicator of low maintenance levels. 


There are signs that certain areas of the Region are not in 
as good condition as others. For example, sale prices in 
the area north of Barton Street in the City of Hamilton are 
very low and have been declining. Sale prices in much of 
the eastern portion of the City have been static for 
Several years. Although such signs are not sure indicators 
of deterioration, conditions in these two areas must be 
monitored closely. 


More data is required on the condition of existing housing 
Stock in the Region. 


Factors such as repossession rates, sale prices, 
ownership/rental proportions, and visual signs of low 
maintenance are indicators of deteriorization. Further 
Study is required to pinpoint the problem and to identify 
actions necessary to inject new vitality into Hamilton's 
older neighbourhoods with potential for problems. The 
maintenance of existing housing stock may become 
Hamilton-Wentworth's most pressing housing issue in the 
1980's and beyond. The lack of revitalization in many of 
Hamilton's older areas may be a sign of more serious future 
problems. Once deterioration begins, it is difficult to 
reverse the trend. 
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5.0 HOUSING MANAGEMENT 
RECOMMENDATIONS 


Many agencies and groups, both private and public, are involved in the 
housing arena. Few have a clear understanding of the overall housing 
situation in the Region and no agency currently performs a co-ordination 
function. As a result, various actors work at cross purposes or 
misunderstand each other's role. 


Yarious housing trends which exhibit both problems and prospects for 
remedy, have become apparent. The task now is to expand understanding of 
these issues, to evaluate responses and to chart a course of action for 
the Regional Municipality. 


Clearly, in some areas there is little the municipality can do, while in 
others a significant role can be played. Greater dialogue between the 
agencies involved is required. This will hopefully lead to a more 
co-ordinated approach by the various agencies and groups involved. 


Study recommendations are focused on five general policy areas; Housing 
Requirements, Land Supply, Assisted Housing, Housing Renewal and Housing 
Monitoring. 


5.1 HOUSING REQUIREMENTS 


5.1.1 Adopt a new average annual housing unit target of 2,900 for 


Using the Region's revised population forecast of 0.38% 
compounded growth per year, housing requirements for the 
next 5 years have been determined. This requirement is 
considerably less than the requirement forecast in 1976 and 
is expected to further decline as the year 200] 

approaches. Although expected population growth is modest, 
an aging population, changing households and a smaller 
number of persons per household will ensure a significant 
demand for new housing units. 


5.1.2 Ensure that the targets adopted by the Area Municipalities 


are in basic agreement wi th the Regional Forecasts. 
Mh UM he ae Se ee SS ee 


The housing targets of the Area Municipalities should be in 
harmony with the Region's forecast requirements. Where 
forecasts are available, the Municipalities are close to 
the Regional forecast with the exception of the City of — 
Hamilton. However, the City is embarking on its own review 
of housing policies which will likely produce figures more 
in keeping with reduced Regional expectations. 


5.2 


5.1.3 Adopt and promote the revised housing unit type mix. 


It is expected that the annual requirement From 1982 - 1986 
Will be divided into the following housing unit type mix: 


Single Family B20 
Semi-Detached 5% 
Row Housing 7% 
Apartments 36% 


In recent years, housing unit completions and the mix of 
unit types have been weighted heavily towards single fami ly 
units. A larger proportion of apartments and row houses 
will be required in order to satisfy expected demands. The 
Region can do little to encourage development of a variety 
of housing, aside from ensuring that sufficient lands are 
available for development. The Region should, however, 
promote the projected unit-type mix through the preparation 
of secondary plans at the Area Municipal level and the 
approval of Plans of Subdivision. 


5.1.4. Promote a diversity of housing types. 


The Region should promote a wide diversity of housing 
types, allowing for differences in tenure, location, size 
and quality. This is necessary in order to provide 
individuals with a full range of housing options and to 
ensure competitiveness with surrounding municipalities. 


LAND SUPPLY 


5.2.1 Produce a Residential Development Strategy. 


It is a Regional responsibility to ensure that an adequate 
number of approvals occur to provide for housing variety by 
type and location. On the other hand, it is necessary to 
develop, in a cost efficient manner, land which provides 
Flexibility without over-extensions of the physical infra 
Structure or Regional finances. 


A mechanism to further detail the general interim Regional 
policy adopted in November, 1979 for the control of 
development approvals should be established. The 


relationship of development pCPONals to new housing 

requirements will be dealt with in a separate report 

entitled Residential Development Strategy. 
ree eT ALE OY. 
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5.3 ASSISTED HOUSING 
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Give priority to the production of assisted family units. 


The pressing need for low income family assisted housing 
can be provided in the following ways: 


Oo The Hamilton-Wentworth Housing Authority rent 
a program should be expanded to include more 
units. 


fe) The Provincial Government should be petitioned to 
revise the rent Supplement program in order to provide 
more incentive for landlords to participate. 


Oo C.M.H.C. should be petitioned to increase the unit 
allocation in the Region for non-profit housing 
programs. Presently, sponsoring groups may now have to 
wait up to two years before receiving funding 
assistance from C.M.H.C. Efforts are required to 
convince sponsors of the need for family type units. 


o C.M.H.C. should be petitioned to increase funding for 
specific non-profit projects in order that a large 
percentage of rent geared to income units can be 
included. 


Oo C.M.H.C. should be encouraged to closely examine the 
Limited Dividend assisted housing program with a view 
to ensuring that the existing units are being used as 
assisted housing and that they are filled with those 
most in need. 


Study the possibility of establishing a Municipal 
Non-Profit Housing Corporation. 


In light of the significant need for family assisted units, 
all options should be explored, including a Municipal 
Non-Profit Corporation. This Corporation could be at the 
Regional level or operated by member Municipalities. The 
financial ramifications and further verification of the 
need, through a survey, are logical first steps in the 
analysis of the feasibility of the municipal non-profit 
housing alternative. 


Investigate the establishment of an emergency housing 
acility for families. 


No facility exists in the Region for families who are 


temporarily without housing. The provision of such a 
facility for temporary housing should be investigated. 
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HOUSING RENEWAL 


Actively encourage the rehabilitation of the existing 
ousing stock 1n need of renewal. 


Some 80 percent of the housing stock that will exist in the 
year 2001 is already built. In order to maintain a heal thy 
housing stock, this existing stock must be retained in good 
condition. Maintenance of housing is an owner 
responsibility, although Federal and Provincial 
rehabilitation programs can be made available to homeowners 
through the Area Municipalities. The Area Municipalities 
should be encouraged to take full advantage of these 
rehabilitation programs and perhaps even to consider a 
'fix-up' promotional compaign aimed at homeowners, as well 
as establishing their own rehabilitation program, such as 
the one which exists in the City of Hamilton. 


Revitalization programs should be encouraged in the older 
residential areas of the Region. Programs to enhance older 
neighbourhoods could be included in neighbourhood plans. 


Closely monitor the condition of existing stock in the 
eae Oe xxv 


egion. 


In areas where older housing stock predominates and where 
house prices are static or decreasing, the possibility of 
neighbourhood decline or deterioration is present. This 
phenomenon breeds on itself and is very hard to stop once 
established. Although not a major problem in the Region at 
present, the possibility of neighbourhood decline must be 
monitored carefully. Further, data should be gatnered in 
order to pinpoint if and where problems exists. 


HOUSING MONITORING 


Continue to monitor the housing situation on a regular 
basis. i Go. 


The character of the housing market has been more erratic 
in recent years. It is therefore more important than ever 
to effectively monitor changing trends and indicators. 
Regional staff will continue to monitor the housing 
Situation on an annual basis and propose that a bi-yearly 
appraisal of residential development be prepared as well. 
Included as part of the monitoring program will be the new 
mechanism for monitoring vacant residential lots in plans 
of subdivision as outlined earlier. 


This report and future monitoring reports should be 
Circulated widely in order to inform agencies active in 
housing regarding the Region's policies and to stimulate 
discussion regarding the issues that face 
Hamilton-Wentworth in the 1989'. 
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2. FUTURE HOUSEHOLD REQUIREMENTS 


2.1 Household Projections 


Table A.2.1 


Table A.2.2 


Table A.2.3 


Table A.2.4 


Table A.2.5 


Propensities to Form Households by 
Age of Head and Household Type, 
1971 and 1976, Hamilton-Wentworth 
Region 


Propensities to Form Households by 
Age of Head and Household Type, 
Hamilton-Wentworth Region 


Household Projections by Household Type 
to 2001, Hamilton-Wentworth Region 


Household Projections by Municipality 
to 2001 


Persons per Household by Municipality 
to 2001 


en 


Household Projections - Methodology and Assumptions 


The following steps were taken in the projection of 


family/non-family households, by age of the head of the 
household: 


oe) 


From a special Statistics Canada computer run, the number 
of households can be calculated in a family/non-family 
split by age of the household head, for each Area 
Municipality and the Region in 1971 and 1976, Table A.2.1. 


The households for each Municipality, by age cohort, has 
been taken for 1971 and 1976 from a special 
cross-tabulation done by Statistics Canada. 


The propensity to form a household was then estimated for 
each municipality (1971 and 1976) by age of household head 
and family/non-family households. The propensity or 
headship rate is calculated by dividing the total number of 
households by type, by the total population for each age 
group. The propensity rate is defined as the likelihood of 
persons in various age groups being head of a household. 


For the purposes of comparison, propensity rates have also 
been calculated for Ontario for 1971 and 1976 by age of 
head of household and by a family/non-family breakdown. 
Propensity factors have been calculated for 1981, 1986, 
1991, 1996 and 2001. Information on household formulation 
trends by age of household head were taken from Statistics 
Canada's Household and Family Projections for Canada and 
the Provinces to 2001. In this catalogue are 4 projections 
are made based on a high/low population range; Projection 
2, a medium projection, was used. The household projection 
uses headship rates based on household trends from 1961 to 
1971. Propensity factors for Ontario were then estimated 
by the same method as done for the Area Municipalities. 

The propensity rates for the period of 1982 - 1986 were 
estimated by applying the average annual increase in the 
rates from 1981 to 1986 evenly over each of the 5 years. 


The 1971 and 1976 propensity rates for Ontario, the Region 
and the Area Municipalities were then compared to establish 
a deviation between past growth patterns. An average 
deviation was then established between each Municipality 
and the Ontario propensity rates. Using 1981 persons per 
household as a bench mark, the deviation factor vetween the 
Province and the Region was adjusted to bring into 
conformity recent household trends. 


The average deviation between propensity rates was then 
applied to the projected rates for Ontario, as estimated 
earlier, in order to establish projected propensity rates 
for each Area Municipality within the Region, as seen in 
Table A.2.2. This methodology assumes that each Area 
Municipality will have the same household formulation 
growth patterns as the Ontario projection. 


These projected propensity rates are then multiplied by the 
‘most likely’ population projections for each Municipality, 
as calculated by the Regional Planning Division, to find 
the projected number of households by a family/non-family 
breakdown and by the age of the household head to 2001, as 
Shown in Tables A.2.2.3 and A.2.2.4. 


The total number of households by year for each Area 
Municipality is divided into the total population to 
calculate the trends in the number of persons per household 
Or 200) lable Aves. 


ee ae 
PROPENSITIES TO FORM HOUSEHOLDS BY ACE OF zap 
HEAD AND TYPE OF HOUSEHOLD, 1971 AND 1976 
HAMILTON-WENTWORTH REGION 
eee 


AGE HOUSEHOLD 
GROUP TYPE eee 1976 
c5 - 24 FAMILY 085 .084 
NON-FAMILY O30 20S 
TOTAL ole -141 
feg25 - 34 FAMILY ~403 3 3 O:2 
NON-FAMILY -046 40 76 
TOTAL ~ 449 2438 
35 - 44 FAMILY . 469 .474 
| NON-FAMILY <O37 .047 
TOTAL 29:06 Bey el 
45 - 54 FAMILY .467 466 
NON-FAMILY 025 ae 
TOTAL noee co29 
35 - 64 FAMILY ~441 ~ 446 
NON-FAMILY yee a eas 
TOTAL 500 soo? 
665+ FAMILY Ron 216 
NON-FAMILY ye55 s 2a 
TOTAL e576 2 at 
TOTAL* FAMILY .247 .254 
NON-FAMILY s0s5 .074 
TOTAL ~oU2 ones 
SOURCE: Special cross-tabulation, Statistics Canada 


*Total propensities to form households includes all age cohorts. 
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3. THE NEED FOR ASSISTANCE 
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Assisted Housing Supply 


3.1.1 Background 


3.1.2 Profile of Assisted Supply 

3.1.2.1 Public Housing 
Table A.3.] - Hamilton-Wentworth 
Housing Authority Unit Inventory 

3.1.2.2 Private Assisted Housing 
Table 3.1 - Private Non-Profit 
Assisted Housing 

3.1.2.3 Special Purpose Housing 


3.1.3 Other Assisted Programs 
3.1.3.1 Social Assistance Programs 
3.1.3.2 Construction Stimulation Programs 


3.1.4 Supply Summary 
Figure 3.1 - Assisted Housing Programs 


Affordability Analysis 


Sees) “HOUSING Costs 
Table A.3.3 - Housing Prices, Hamilton- 
Wentworth Region 
Table A.3.4 - Average Rents, Hamilton- 
Wentworth Region 


3.2.2 Income 
Table A.3.5 - Average Household Incomes, 
Hamilton-Wentworth Region 


Table A.3.6 - Regional Income Distribution by 
Household Size and Age of Head 


3.2.3 Household Budget 
Table A.3.7 - Minimum Survival Budgets 
3.2.4 Housing Affordability 


Table A.3.8 - Residue Income for Housing by 
Size and Income of Household 


Deeas Break Even Incomes 


Table A.3.9 - Low Market Rents by Unit Type, 
Hamilton-Wentworth Region 


Table A.3.10 - Break Even Incomes by Size of 
Household, Hamilton-Wentworth Region 


Table A.3.11 - Break Even Incomes 
S550 Households Below Break Even Incomes 


Table A.3.12 - Households Below Break Even 
Income by Household Size 


Table A.3.13 - Households Below Break Even 
Income by Age of Head 


Table A.3.14 - Affordability and Social 
Assistance 


3.0 THE NEED FOR ASSISANCE 


One of the most serious housing problems facing the Region i 

of households having difficulty affording pousiney some se bli 
cost/income trends have had a significant effect on nousing affordability 
in Hamil ton-Wentworth. Trends in construction costs, mortgage rates, 
family Income, vacancy rates and market rents have had a major effect not 
only on individuals' prospects of owning or keeping their own nome, but 
on rental opportunities. The ability of some individuals to afford 
adequate housing is becoming more and more difficult. The effect of 
these trends is also being felt by landlords, investors and the housing 
construction industry. 


This Appendix explains the assisted housing inventory and the housing 
affordability analysis in more detail. 


3.1 ASSISTED HOUSING SUPPLY 


This section explains the housing affordability question in general, 
the supply of assisted units and other assistance programs. 


3.1.1 Background 


In order to understand the issues associated with the cost of 
housing, jt is necessary to review the income/cost indicators 
which form the basis of the situation. 


Average Household Income in Hamilton-Wentworth has risen from 
$19,000 in December of 1976 to $28,300 in July of 1981. This 
represents a cumulative increase of 49%. The Ontario Average 
Household Income for 1981 was $27,522 which was a cumulative 

increase of 51% over the 1976 income. A more detailed income 
analysis can be found in Appendix 3.2. 


The Consumer Price Index for the 1976 to 1981 period rose from 
152.2 to 246.9, which represents a cumulative percentage 
increase of 62%. The Consumer Price Index is an indicator of 
the decreasing ‘buying power’ of the Canadian dollar. It is 
also a measure of inflation. The Index represents the increased 
dollars required to buy a selection of goods, services and 
housing which could be purchased for value of $100.00 in 1971. 


In light of the Consumer Price Index, it appears that the 
Average Household Income in Hamilton-Wentworth nas actually 
decreased in terms of buying power since 1976. This phenomenon 
is not particular to Hamilton-Wentworth. Similar decreasing 
buying power was experienced throughout Ontario and Canada. 


The increase in average rent is outlined in Section 2.4 of this 
report. Four types of units were surveyed between 1976 and 
1981. The cumulative increase in rent ranged between 22 and 36 
percent, well below the increase in inflation and income rates. 
The increase in rent may have been partially suppressed by rent 
review measures imposed by the Province. If the Provincial 
guidelines had been followed since 1976, a cumulative increase on 
a compounded annual rate of 34% would nave been realized. The 
increase in rents on one and two bedroom apartments has been 
lower than the 6% per annum guideline rate. One and two bedroom 
apartments form the majority of rental stock in the Region. 


As is indicated in Section 2.3, rental housing vacancy rates in 
the Region have been falling. The Hamilton Census Metropolitan 
Area vacancy rate has fallen from 3.0% to 0.7% from 1976 - 1981. 
The decline is most noticeable in one and two bedroom 
apartments. Vacancy rates are down from 1976 in all the Area 
Municipalities. 


A survey of house prices is conducted several times each year by 
Royal Trust, as examined in Section 2.4. The Survey indicates 
that a three bedroom bungalow of about 1,200 square feet has 
increased 5% since 1976 to $62,000. A four bedroom two-storey 
2,000 square foot house has increased 23% since 1976 to $93,000. 
Regional house price increases have been modest compared to most 
increases across the Province. 


Despite reasonably stable sale prices, the costs associated with 
home ownership have risen dramatically, primarily due to higher 
interest rates on mortgages. 


A number of observations on home affordability can be drawn from 
an analysis of the income/cost indicators. First, real income in 
Hamilton-Wentworth has declined since 1976, as it has across the 
Province. The decline in buying power will vary widely from 
household to household, but for the average household, real 
income has fallen, albeit marginally. 


Secondly, there has been a noticeable effect on home ownership 
prospects. Falling or static real income along with higher and 
often erratic mortage rates has made it more difficult for 
individuals to finance the purchase of a new home or renew an 
existing mortgage. In the case of those renewing a mortgage, 
belt tightening has been necessary. In some cases, increased 
carrying charges have forced individuals to buy down or sell and 
then seek rental accommodation. This appears to occur amongst 
individuals who are remortgaging for the first time, after three 
to five years of ownership. However, it appears that there has 
not been a significant increase in forced selling or mortgage 
foreclosure in Hami 1 ton-Wentworth recently. Increased carrying 
Charges have forced some home buyers to consider more modest 
homes, or first time buyers to delay purchase. 


The third observation is that in the majority of apartments in 
Hamil ton-Wentworth, rents have generally increased at a rate less 
than the Provincial rent review ceiling. Rents in some parts of 
the Province have increased much more rapidly through special 
permission of the Rent Review Board or through the construction 
of new units, which are not subject to the Provincial increase 
ceiling. Few new rental units have been constructed in 
Hamilton-Wentworth since 1976. Some 6,024 apartment units have 
been constructed in this five year period, well below 
requirements. Further, vacancy rates in rental units have been 
steadily declining. Although rents remain reasonable, the supply 
of rental units is not increasing with demand. 


3.1.2 Profile of Assisted Housing 


This Section is an attempt to simplify the supply side of 
assisted housing. The major assisted housing actors and programs 
will be outlined. The Section is divided into three sections; 
Public Housing, Private Assisted Housing and Special Purpose 
Assisted Housing. 


Salliaee We CUD LIC Housing 


Two major programs will be outlined here, the public housing 
program and the rent supplement program. Although they are 
very different programs, both are administered by the 
Hamilton-Wentworth Housing Authority in co-operation with the 
Provincial Ministry of Municipal Affairs and Housing and the 
Ontario Housing Corporation. These two programs are funded 
jointly by the Provincial and Federal government. 


The Hamilton-Wentworth Housing Authority administers 4,698 
Ontario Housing Corporation units (often called public 
housing). Of these units, 2,000 are designated for families, 
2,662 are senior citizen units and 36 have been modified to 
accommodate handicapped persons. These units exist in other 
Municipalities as outlined in Table A.3.1. 


In addition to the units detailed above, 465 senior citizen 
units are owned by the Ontario Housing Corporation and 
managed by the Metropolitan Trust Company on a rent geared to 
income basis. Applicants are selected from the 
Hamilton-Wentworth Housing Authority waiting list. 
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3.1.2.2 Private Assisted Housing 


Canada Mortgage and Housing Corporation (C.M.H.C. ) administers a 
number of programs designed to provide assisted housing. These 
programs are outlined in the National Housing Act. Three fund- 
ing programs under C.M.H.C. are active in Hami 1 ton-Wentworth. 
The first two programs are non-profit, where private groups or 
municipalities sponsor and operate the housing project with 
C.M.H.C. financial assistance. 


In the first program, C.M.H.C. acts as the direct lenders at 8% 
mortgage rate amortized over 50 years. In the second program, 
which compromises the majority of C.M.H.C. programs, the sponsor 
acquires a loan on the open market, amortized up to 35 years. 
The capital cost is then written down to a 2% mortgage rate 
through a subsidy by C.M.H.C. Both of these programs operate on 
a ‘break even' basis, with rents set in co-operation with 
C.M.H.C. Start-up funds to cover organization, site selection, 
professional fees etc., are also available for private 
non-profit projects. 


A number of groups operate non-profit housing throughout 
Hamilton-Wentworth. A total of 664 family units and 944 senior 
citizen units are supplied under these two programs in the 
Region, These projects are detailed in Table A.3.2. Some 
special purpose housing is funded under these programs and will 
be outlined in the next Section. 


Some 15% of the family units are rent geared to income, while 
25% of the senior citizen units are rent geared to income. This 
means that approximately 100 family units (15% of 664) and 236 
senior citizen units (25% of 944) are rent geared to income 
units. Although the remaining units are not rent geared to 
income, they are assisted in the sense that their cost is 
underwritten by low C.M.H.C. sponsored loans. 


An investigation of rents charged in typical family units, 
Operated by Victoria Park Community Homes, shows rents charged 
On non rent geared to income units is approximately equal to the 
average rent for an open market apartment with an equivalent 
number of rooms. The Victoria Park units are, however, town 
houses and likely to have more space. Further, rent charged on 
an older Victoria Park three bedroom townhouse is actually less 
than the 'low market! two bedroom apartment rent. Low market 
rent is the rent used in the basic ‘survival budget' employed to 
define assisted housing need, in Section A.3.2. These townhouse 


rents do not include heating costs, which are included in the 
low market rents. 


In the case of senior citizen non-profit rents, an analysis of 
First Place non rent geared to income units was undertaken. In 
these units, rent for bedsitting and one bedroom units was below 


Tow market rent for equivalent units on the market. Rent 
included heating costs, 
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TABLE A.3.] 


HAMILTON-WENTWORTH HOUSING AUTHORITY UNIT INVENTORY 


MUNICIPALITY UNIT TYPE NUMBER* 
Hamilton fami ly 1,939 
seniors Pape 
Stoney Creek family 43 
seniors 43 
Dundas family ‘Ae 
seniors 29 
Ancaster seniors 45 


*Unit totals include handicapped units. 


Tenants are selected on the basis of need, using a point rating 
system from a waiting list maintained by the Hamilton-Wentworth 
Housing Authority. Rents are based on income, up to a maximum of 
25% of gross income. 


It is a Provincial policy not to build any more units of this type. 


The second program administered by the Housing Authority is the 
Rent Supplement Program. Some 499 housing units are in this 
program, 244 for family units and 252 for senior citizens. Three 
(3) units have been modified for handicapped use, although some 
176 individuals in rent supplement units have some form of 
handicap (December 31, 1981 figures). All of these units are 
located in the City of Hamilton. 


Rent supplement units are owned by private landlords. The Housing 
Authority subsidizes the rent in order to ensure that no more than 
25% of gross family income goes to rent. Up to 25% of the units 
in a family complex and 50% in a seniors complex may be designated 
for assistance under the rent supplement program. Tenants are 
selected from the Housing Authority waiting list. 


In the last year and a half, the number of family mits 1 this 
program has remained relatively constant, however, the number of 
senior citizen units has declined to 252 in December of 1981 from 


317 in June of 1980. 


EL ae 
TABLE A.332 


PRIVATE NON-PROFIT ASSISTED HOUSING 


NATIONAL HOUSING ACT (Section 15.1) 


Hamilton 


Ca) orenation, Park 
Housing 
(>) ant leon kousing “co. 


(c) Hamilton Senior 
Citizens Apt. 


(d) Victoria Park 
Community Homes 


(e) Greenhill Co-operative 


Dundas 
Lions Housing 
Flamborough 


Rotary Garden Court 
Beli es 


Ancaster 


Ancaster Senior 
Citizens 


TOTAL: 


Family Units Senior Units 
16 
61 
72 
154 452 


278 


10 


Me 
36 


432 674 


« Bo 


TABLE 
NATIONAL HOUSING ACT (Section 56. 1) 
Pamily sUnsSes Senior Units 

Hamilton 
(a) Victoria Park 

Community Homes 228 
(b) Hamilton Jewish Home 

for the Aged 40 
ic) sons opmelealy ouncdarion 230 
stoney Creek 
Victoria Park Community 
Homes 4 
TOTAL 232 270 


GRAND TOTAL 664 944 


deal 


It appears that non rent geared to income charges in non-profit 
housing projects approximate average apartment market rent for 
family housing, while units for senior citizens are below Tow 
market rent. A majority of senior citizen units in non-profit 
housing projects can therefore, be considered ‘effective’ 
assisted units for the purpose of this study. 


The third program is the Limited Dividend program. No new 
projects have been started under this program since 1976, 
although some 1,134 units exist under projects sponsored prior 
to that date. In the Limited Divident program, the landlord is 
allowed a limited profit, up to 5% annual return on equity. The 
mortgage is sponsored by C.M.H.C. who require annual financial 
Statements, including tenent income verification information and 
further require that rental increases be approved. 


The basic tenent income guidelines for these units is 25% of 
gross household income. An investigation of rents charged in 
these units shows that a large proportion of these rents are 
below low market rents and can thus be considered effective 
assisted housing. The onus for attracting lower income house- 
holds is on the landlord. There does not appear to be any 
formal link with agencies which maintain lists of persons in 
need of assistance. Consequently, it is unknown if those 
benefiting from the Limited Dividend program are those 
households really in need of assistance. 


3.1.2.3 Special Purpose Housing 


Three types of special purpose housing are outlined here: 
Emergency Housing, Residential Care Facilities and 
Handicapped Housing. 


a) Emergency Housing - There are 9 emergency housing 

acilities in the Region. These facilities provide 
services for such groups as native women, battered 
Wives, alcoholics and transients. The facilities are 
for short-term accommodation. Four of these facilities 
are operated under C.M.H.C. non-profit housing funding. 
Other facilities sell services to public agencies and/or 
have private Sponsoring groups. 


b) Residential Care Facilities - There are a wide variety 
Or residential care facilities in the Region including 
housing for the mentally retarded, special care, re- 
covering alcoholics, homes for drug addicts and lodging 
homes. Approximately 900 beds are supplied through 
these facilities. Funding is through a combination of 
clients, sponsoring groups, the Regional Municipality 
and/or the Province. For a list of these facilities, 
see the City of Hamilton's Social Housing Profile 1981. 
The Regional Municipality par Iclpates financially in 36 
different emergency housing and residential care 
facilities, on a purchase of service basis. 


= a a 


The Regional Department of Social Services spent approx- 
imately $1,100,000 in 1981, on a purchase of service 
basis in these facilities. These services were funded 
at a rate of 80% by the Province and 20% by the Region. 


c) Handicapped Housing - Hamilton-Wentworth Housing 
Authority has 176 rent supplement units which house 
individuals with some sort of handicap. Three of the 
units have been specifically modified so as to cater to 
the needs of more severely handicapped individuals. The 
City of Hamilton, through a Municipal Incentive Grant 
from the Province, has, and will continue to subsidize 
unit modifications. 


In addition, 36 Ontario Housing Corporation units have 
been modified for the use of the handicapped. These 
units are also managed by the Hamilton-Wentworth Housing 
Authority. 


More modified units for handicapped use will be 
available in the near future. 


3.1.3 Other Assistance Programs 


In addition to the aforementioned programs which are directed 
specifically towards the provision of housing units, there are a 
number of significant government programs which have an effect 
on home affordability. These programs are of a social 
assistance nature or directed at stimulating construction. 


Salessl Social Assistance Programs 


Two major programs and one supplementary program exist. 
These programs are important in this study because 1c 15 
often these recipients who have the biggest problem finding 
adequate and affordable housing. 


The Ontario Family Benefits Program (F.B.A.) provides living 
expense funding for single parents, the permanently 
unemployable, handicapped individuals, etc. This program is 
administered by the Provincial Ministry of Community and 
Social Services. There are approximately 8,000 recipients 
in the Region with a total annual program costs of 
approximately 31 million dollars. 


The General Welfare Assistance Program (G.W.A.) provides 
short-term financial assistance to individuals or families 
who lose their source of income. The program is admi n- 
istered by the Regional Department of Social Services with 
80% Provincial funding and 20% Regional funding. There are 
approximately 6,000 recipients of G.W.A. with total program 
costs of approximately 17 million dollars per annum. 
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Recipients of G.W.A., F.B.A. and some Guaranteed Annual 
Income System recipients, are also entitled to a shelter 
subsidy. This program applies to individuals who own or 
rent accommodation in the private market. [In this program, 
household heads receive either a shelter subsidy of between 
50 and 100 dollars or actual monthly fuel costs, whichever 
is greater. The program is administered by the G.W.A., 
F.B.A. and G.A.I.N.S. agencies. In the case of G.W.A. 
recipients, the Regional Municipality pays a 20% share. 
This program commenced in November of 1981, therefore, 
annual expenditures are not available. 


3.1.3.2 Construction Stimulation Programs 


Two programs exist which are designed to stimulate the 
construction of rental units. 


The Ontario Rental Construction Loan Program, (02k. C.. jets 
administered by C.M.H.C. and provides interest-free loans of 
up to $4,200 per unit for construction of rental housing. 
Private builders must commit 15% of the units in the 
completed project to the local Housing Authority for rent 
Supplement assisted housing. 


The forthcoming Canada Rental Supply Plan (C.R.S.P.) will 
provide interest-free loans of up to $7,500 per unit for the 
construction of rental units. Details are yet to be 
announced. Both of these construction incentive plans are 
directed to areas with low rental vacancy rates such as 
Hamilton. 


3-1-4 = Supply Summary 


Figure A.3.1 summarizes the assisted housing programs in 
Hamil ton-Wentworth and the associated number of units. 


The number of beds in Emergency Housing facilities is not 
available, however, Residential Care beds total approximately 
900 in the Region and are not counted in the subsequent total. 


Housing units which have been modified specifically for the use 
of handicapped persons total 39 although an additional 176 
handicapped persons are housed in regular assisted housing 
units. These handicapped units also appear in the ‘public 
housing’ unit figures. 


Only a portion of Private non-profit units can be considered 
useful to those in need of housing assistance. The rent geared 
to income portion of family units do reach those households most 
1m need. In other words, the rents charged are at or below low 
market rent levels. Almost all of the senior citizen non-profit 
housing are at low market rent levels, 800 units are assumed to 


ee oe assisted units, which represent 85 percent of total 
units. 
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The Limited Dividend inventory rents are for the most part, 
below low market rents and therefore, effective in reaching 
those most in need. However, a proportion of these units may be 
occupied by households with an income above the need level, it 
was assumed 25% of the inventory is occupied by these 
households. The large proportion of these units is used by 
families as opposed to senior citizens. Therefore, it is 
assumed that 850 units are occupied by those in need, which 
represent 75 percent of total units. 


All of the public housing units, both O.H.C. and rent 
supplement, are rent geared to income units. 


If all of the effective assisted housing units are added 
together, the total inventory would be: 


Family Units 39192 
Senior Citizen Units 4,179 
Handicapped Units 39 

TOTAL 7,410 


3.2 AFFORDABILITY ANALYSIS 


As outlined earlier, real income has declined since 1976. As the 
buying power of households is reduced, more and more households find 
it difficult to meet budgetary requirements. The objective of the 
affordability analysis is to determine the magnitude of this short- 
fali. The affordability analysis is outlined in the following 
sections: 


Jace SHOUSING GOSts 


Housing costs for both rental accommodation and house ownership 
are contained On Tables Avas3 and A,o 4. 


a2 02 Income 


The average household jncome in Hamilton-Wentworth has risen to 
$28,300 in 1981. This distribution of incomes by household type 
and size in the Region has been calculated from a special 
Statistics Canada cross-tabulation. These household incomes are 
Spread across a large range with the Vast majority of household 
earnings between $13,300 to $39,900, as shown in Table A.3.5. 
These households, and households of higher income, are generally 
well able to meet budgetary requirements. 


It is the households who have an income of below $13,300 who may 
have budgetary problems. Households in this category represent 
21% of all households in the Region. These households were 
divided into finer income categories by head of household age 
group and by size of family, according to recent Statistics 
Canada information. 
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Of the households with an income of Jess than $13,300, some 50% 
are senior citizens, and 10% have a household head between the 
ages of 15 to 24 years. (See Table A.3.6) 


The Guaranteed Annual Income System (G.A.I.N.S.), available for 
those over 65, has increased from $3,264.84 in 1976 to $5,753.52 
in 1981 for a single person, an increase of 76% (G.A.I.N.S. 
payment increased to $6,062.88 in January of 1982). This 
represents an increase in the buying power of seniors, since the 
Consumer Price Index only rose 62% during this same time 

period. To further supplement the Federal Old Age Pensions, 
Many seniors receive additional incomes from other retirement 
pensions. Often the additional income received from these 
sources makes the recipient inelligible for the G.A.I.N.S. 
supplement. Many of these other income sources are not indexed 
to increase with the C.P.I., and so, the buying power of these 
seniors may have decreased over the last five years. 


The income categories of Regional income distribution, as shown 
in Table A.3.6, were estimated for households whose heads were 
65 years and over, and households whose heads were under 65 as 
follows: 


O The average incomes for households with heads 65 and over 
was calculated by dividing the income range into two parts 
Or components and finding the increases of each component 
based on different assumptions. The first component is the 
minimum G.A.I.N.S. income which has increased 76.3% from 
1976 to 1981, ($3,265 to $5,754 per year). Beyond the first 
$3,265 of each income category was the second component. 

The second component includes those other sources of income, 
such as pensions and interest from savings. Since pensions 
are rarely inflation indexed, this component (6,500 - 3,265 
= 3,245) will be subject to a 7 percent annual compounded 
interest or a total increase of 50%. This is 2.8% less than 
the 9.8% annual compounded increase of family household 
income. It is assumed that income from sources other than 
Government Pensions and Supplements will increase at a lower 
rate than family incomes. 


0 The Regional Income Distribution for those households whose 
heads are under 65 was calculated by applying the percent 
increase in the average incomes, as estimated earlier, and 
update each income categories accordingly. This methodology 
assumes that while income increases, the proportion of 
households within each income category will remain the same. 
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AVERAGE KOUSEHOLD INCOMES TABLE ae 


HAMILTON-WENTWORTH REGION 


AVERAGE 

HOUSEHOLD 
YEAR INCOME 
1976 $19,000 
LO 77 20,700 
2975 22,0100 
P79 237900 
1330 4a 4.200 
Lo Se AU) De 300 


€ (FILE FES () = 2S nay 
aa EnERnInreeeeememeeeeee 


SOURCE: Statistics Canada, Employment Earnings ane 
Hours, Catalogue 72-002. 


NOTE: The average household income was established by 
using an index based on the increase in weekly 
industrial earnings from 1964. The weekly earnings 
were taken from Statistic Canda's, Employment 
Earnings and Hours, Catalogue 72-0027 Thesindex 
was applied to the 1970 average household income 
for the Region to update it. 


Current household incomes may be slightly higher 
than the index indicated sinée no allowance was 
made for the change in the number of household 
members in the labour force. 


By using this methodology, it is assumed erat 

the average household income will increase at the 
same rate as the increase in average identical 
base earning in the Region. 


et 


REGIONAL INCOME DISTRIBUTION BY HOUSEHOLD SIZE 


AND AGE OF HEAD - UNDER 65°” {PER CENT) TABLE 
Less than $13,300 $26,600 $39,900 

HOUSEHOLD SIZE pe OG a) BY 8 -$26,600 -$39,900 55.35, 200 $53,200+ 
HEADS UNDER 25 

- one 8 5 0 0 0 

- two 9 22 16 2 0 

- three & four 7 21 6 i 0 

- five+ 5 if lL 0 0 
GOTATL, 25 49 Ze 3 0 
HEADS 25 —- 34 

- one Z 4 it 0 0 

- two 2 5 9 4 > 

- three & four 5 25 18 3 1 

- five+ ped a3: 8 : 1 
MOTAL i 41 36 9 3 
HEADS 35 - 44 

- one 3 2 1 0 0 

- two 1 3 2 1 2 

- three & four 3 cme 15 4 2 

E fiver 3 16 20 ms - 
TOTAL 8 34 39 LZ Fy 
HEADS 45 - 54 

- one = : ue 0 0 

- two Zz rs 6 2 1 

- three & four 3 L3 8 4 

- fivet+ me xs il ge = 
TOTAL 9 30 #9 =6 
HEADS 55 - 64 

- one | 5 0 : 

- two 6 18 11 3 : 
W}- three & four 2 9 +. 4 . 
= five+ 1 <2 =; a a 
‘TOTAL 17 a 7 i 
| 
SOURCE: Statistics Canada, special cross-tabulation. 


| 
/*1981 incomes, based on 1971 income distribution. 
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REGIONAL INCOME DISTRIBUTION BY HOUSEHOLD 


SIZE AND AGE OF HEAD - 65 AND OVER* 


See $11,000 $20,600 $30,200 
HOUSEHOLD SIZE Sil {000 -$20,600 -$30,200 -$39,300 
HEADS 65+ 
- one 30 4 1 0 
- two Zz 16 6 ab 
- three & four 2 5 4 2 
- five+ =o me me a 
TOTAL 54 26 Oy) 4 


SOURCE: Statistics Canada, Special cross-tabulation. 


*1981 incomes, based on 1971 income distribution. 


TABLE A.3@ 


$39,800 
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3.2.3 Household Budget 


Through a basic budgeting approach, those households unable to 
afford housing can be identified. The budget used is a survival 
budget allocating expenses for items needed to maintain a 
household's health, safety and physical functioning. Provisions 
in the Household Survival Budget allow for: Food; Clothing; 
Household Furnishing, Equipment and Operation; Health and 
Personal Care; Communications; Transportation; Special School 
Needs (for households with school-aged children); and a 
Contingency Fund for added unexpected expenses. The budget was 
based on the Hamilton Social Planning Research Council's Guide 
for Family Budgeting, and updated using the rise in the Consumer 
rice Index to | , however, such expenses as alcohol, tobacco, 
vacation and gifts were eliminated to form the ‘bare bones’ 
survival budget used here. 


Since there is no special consideration taken for seniors in the 
Family Budget Guide, the budgets for households whose heads were 
65 years and over were calculated by estimating the present 
difference between the budget for a person over 65 and a person 
undere 65, as given in the Metro Toronto Social Planning Council 
1981 Family Budgeting Guide. This 2.7% difference was then used 
to calculate budgets for one and two person households with 


heads over 65. 


Table A.3.7 identifies the Survival Budget by household type. 


3.2.4 Housing Affordability 


After taxes and budget requirements, there is a residue income 
which is to be used for shelter costs shown in Table A.3.8. The 
residue income for those households whose heads are under 65 is 
calculated using the following steps: 


© Income levels are taken from the income ranges established 
in the income distribution Table A.3.6, 


Oo Personal and dependent tax deductions are estimated to 
determine taxable income (1981 deductions from 1981 
Installment Guide for Individuals), 


0 Tax Paid is estimated using the 1981 Installment Guide for 
Individuals and subtracted from income to establish a net 
annual income for each household type (Ontario Income Tax 
estimated at the new level of 48% of Basic Federai Tax). 


o Basic Budgets, as established from the Social Research 
Council Budgeting Guide, are applied to estimate a Residue 
Income Basic Budgets and do not include shelter costs. 


TABLE A..F 


MINIMUM HOUSEHOLD SURVIVAL BUDGETS - EXCLUDING 
HOUSING, BY HOUSEHOLD SIZE AND AGE OF HEAD 


HAMILTON-WENTWORTH REGION 


HOUSEHOLD SIZE 19.81 BUDGETe= aULY 
UNDER 65 MONTHLY ANNUAL 

ONE PERSON $285.49 Sige 25. 38 
TWO PERSONS aye sayrn ints 6, 500.u2 
THREE OR FOUR PERSONS 701.06 Sg el2 2 
FIVE OR MORE PERSONS 901.44 Ce Op fel ah ie, SA 


65 AND OVER 
ONE PERSON Sati. ds > 37335200 


TWO PERSONS 510.82 bj .25 e065 


SOURCE: Hamilton-Wentworth Planning and Development 
Department, Regional Planning Division 
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fe) The following assumptions are used when calculating residue 
income: 


- Basic Budgets do not vary with incomes, only household 
size. 


- Only one person per household works, the rest are 
dependents. 


- Dependent deductions of '3 or 4' person households are 
calculated on the average of 1 and 2 children (1 1/2 
children). 


- Ontario Tax Credits for housing are included. 


For those households whose heads are over 65, the process of 
calculation and assumption are the same as those below 65 years, 
except that the Ontario tax grants are considered when 
estimating tax to be paid. These tax grants provide up to $500 
per household to offset school and municipal taxes for those who 
own or rent housing. In addition, a $50 sales tax grant is 
available to offset retail sales taxes. 


32265 Break Even Incomes 


After the residue income was calculated, minimum housing costs 
were subtracted. The minimum housing units used were; a bach- 
elor apartment for a one person household, a one bedroom for a 
two person household, a two bedroom for a three and four person 
household and a 3 bedroom apartment for households with five or 
more persons, rents are assumed to be low market rents, (Table 
A.3.9). A low market rental apartment is a unit whose cost is 
in the lowest quarter of units available on the open market. 


TABLE A.3.9 
1981 LOW MARKET RENTS BY UNIT TYPE 
HAMILTON-WENTWORTH REGION 


LOW MARKET RENTS** 


RENTAL UNIT MONTHLY ANNUAL. 
BACHELOR 160 1,920 
1 BEDROOM 210 2,520 
2 BEDROOM 250 3,000 
3 BEDROOM 310 5,720 


Ow market rents are assumed to be charged in the [ow one quarter o 
the rental units on the open market. The low market rent, as given 
above, is the highest rent charged in this low 25% group. Rents 
include heating and electricity 


= 00 = 


A 'Dreak even' income was then calculated. A ‘break even! 
income is the gross income required to sustain a household on a 
basic budget and a low market rental unit. After taxes, Ontario 
tax credits and Ontario Tax Grant for seniors, and basic budget 
expenses including rents, there will be no income available, al] 
the money wil] have been spent. If at this point, there is a 
shortfall of income, the household is identified as in need of 
assistance. The 'break even' incomes vary with size of the 
household and age of household head. (See Tables A.3.10 and 

Res als) 


ore we Households Below Break Even Incomes 


Once the break even income (minimum gross income required to 
Support a household) is estimated, the number of households with 
less can be calculated. This is done by applying the percentage 
distribution of incomes by age and size of household to the 
break even income to determine the percentage of households 
under these minimum incomes. The distribution of incomes within 
each income category on the Distribution Table is further broken 
down by using the detailed distributions for Household Incomes 
in Hamilton-Wentworth for 1979 as developed by Statistics 
Canada. Any further distributions of income is estimated by 
assuming an even distribution of incomes with each detailed 
Category. 


Once the percentage of households under each break even income 
is estimated, the number of households, as calculated for 1981, 
by age cohorts are used to determine the number of households by 
ae oye ce and size of household. (See Tables A.3.12 and 


Guaranteed annual income (G.A.I.N.S.) for seniors is more than 
the break even income for seniors. 


Family Benefits Allowance (F.B.A.) and General Welfare Allowance 
(G.W.A.) payments on the contrary, are not enough to reach the 
break even income, as shown in Table Aesole, 
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TABLE GAs 35 12 


BREAK EVEN INCOMES* 


HOUSEHOLD SIZE BREAKEVEN ANNUAL INCOME 


Heads under 65 


One person S$ 55297 
Two persons S 8,976 
Three or Four persons Si 2207 
Five or more persons $167,253 


Heads 65 and Over 
One person $ 4,819 


Tow persons $ 8,049 


SOURCE: Hamilton-wWentworth Planning and Development 
bepartment, Regional PRanhing ivy sitonn 


* The break even income is estimated by assuming that after 
taxes, basic budget expenses, and housing costs there will 
be no income available for other activities. This break 
even income is the minimum gross income required for a 
household to live within the Region without the need of 
assistance. 


i be 


HOUSEHOLDS BELOW BREAKEVEN INCOME BY HOUSEHOLD SIZE 
———$—$—$— nn EN NE OL OVOEROLD SIZE 


HOUSEHOLD SIZE NUMBER OF HOUSEHOLDS BELOW BREAKEVEN INCOME 


Reads Under 65 


One einige ok 
Two 2419 
Three, or Four 4186 
Five or more -2a0o 

Topas TOS 


*Heads 65 and Over 


One 


lo 
un 


Two 


Total 5544 


* Senior citizens have a guaranteed annual income of 
Pay ieaase Lor singles and $10,942.24 for couples, 
from the Province of Ontario Guaranteed Annual Income 
System (GAINS). As a result, it can be assumed that 
Senior citizens are not in direct need of assistance 
because of low incomes since these guaranteed incomes 
are above the identified breakeven incomes for seniors. 
However, due to the special needs of many senior 
citizens assisted housing may still be required. 
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TABLE A.3.13 


HOUSEHOLDS BELOW BREAKEVEN INCOME 
BY AGE OF HEAD 


Age of Head % of total Below % of total House- 
Break even holds in age 
income Conore 

ea gl eu. ey fe) 

25-34 g25 19 8 

35-44 2398 14 22 

45-44 1747 aes ally, 

55-64 1994 ez ao 

‘65+ 5544 3i3] 0 

ae ae 


TOTAL 16749 100 


TABLE A.3.14 


Break Even Income 


Family Benefits 


Al lowance* 


General Welfare 


Al lowance* 
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AFFORDABILITY AND SOCIAL ASSISTANCE 


Household Heads Under 65 


Household Size 


ae ace 

5,297 8,976 
3,681 6,815 
3,396 6,228 


Shad 


12,207 


7,956 
(3 persons) 
8,737 
(4 persons) 


7,290 
(3 persons) 
7,992 
(4 persons) 


5+ 


105299 


10,058 
(5 persons) 


9,234 
(5 persons) 


* Calculations are 1981 maximum annual payment based on no special 
Supplementary payment and include shelter supplement payment 
assuming low market rent, fuel costs were assumed to be included 


in rent. 


Break Even Income 


GAINS Income 


HOUSEHOLD HEADS 65 AND OVER 


* 1981 annual payments 
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HOUSING SUPPLY 


Table A.4.1 Inventory of Housing Stock 


Table A.4.2 Percent Distribution of Household Units by 
Tenure and Municipality 


Table A.4.3 Vacancy Rates, Hamilton C.M.A. 

Table A.4.4 Yacancy Rates by Municipality 

Table A.4.5 Persons per Room, Hamilton C.M.A. 

Table A.4.6 Percent Distribution of Housing Units by Date 


of Completion, Hamilton-Wentworth Region 


4.1 Housing Renewal 


4.1.1 Residential Rehabilitation Assistance Program 


4.1.2 Ontario Home Renewal Program 


4.1.3 Municipal Rehabilitation Programs 


dd nr TT ENTREE IIRE EERE 


4.1.4 Federal Home Improvement Programs 


SS 


Table A.4.7  -O.H.R.P. Loans by Municipality 


Table A.4.8 - Household and Unit Growth Versus Housing 
Availability, Hamilton-Wentworth Region 
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HOUSING RENEWAL 


The rehabilitation of existing housing stock offers opportunities to 
Strengthen existing stock. This is both energy conserving and cost 
effective. Rehabilitation also offers the home owner opportunities 
to improve his own home. Home renewal or rehabilitation is an 
indicator of the health of a community and its housing stock. 


There are several assistance programs available for home owners who 
want to upgrade their homes or undertake maintenance required to 
meet health and safety standards. 


AG Residential Rehabilitation Assistance Program (R.R.A.P.) 


In the past, Federal R.R.A.P. loans were available mainly 
for the rehabilitation of rental properties located in 
designated Neighbourhood Improvement Program (N.I.P.) 

areas. The City of Hamilton was the only Municipality in 
the Region which participated in N.I.P. Loans are available 
for homeowners and owners of private rental properties and 
non-profit corporations and co-operatives. 


In 1981, 87 housing units in the City of Hamilton received 
funds totalling $334,830 under the R.R.A.P. program. 


Although N.I.P. was terminated in 1978, projects which were 
already approved at that time are being allowed to reach 
completion. 


4.1.2 Ontario Home Renewal Program (0.H.R.P.) 


During 1981, all of the Area Municipalities in the Region 
participated and administrated loans through its Clerks' 
Departments in the Ontario Home Renewal Program (0.H.R.P.), 
as shown in Table A.4.7. 


Under 0.H.R.P., the Province of Ontario provides grants to 
participating municipalities to administer as loans and/or 
grants to owner-occupants whose family income was less than 
$15,500 in 1981. Maximum funding available under this 
program in 1981 was $7,500 per family. 


4.1.3 Municipal Rehabilitation Programs 


The City of Hamilton currently operates the Hamilton 
Rehabilitation Program (R.H.P.) which is designed to provide 
homeowners who do not qualify for R.R.A.P. or O0.H.R.P. 
assistance with loans for the rehabilitation of their 

homes. Under the program, families with a combined income 
of less than $17,500 can qualify for a loan. During 1981, 4 
homeowners received loans totalling $23,299 under the 
program. 


4.1.4 


=e == 


Federal Home Improvement Programs 


Several Government of Canada home improvement programs 
operated in 1980 including the Canadian Home Insulation 
Program (C.H.I.P.S.) the oil furnace conversion grant 

program, and Home Improvement Loans (National Housing Act. 
Section 28). 


O.H.R.P. LOANS BY MUNICIPALITY 


APPROVED LOANS VALUE 

MUNICIPALITY 1980 digs ge 1980 bao 

ANCASTER 6 8 S) 9,370 29,826 
DUNDAS 10 5 S$ 3 Oy ed Pa Ge i ie 
FLAMBOROUGH 4 1 S 13,336 pase 
GLANB ROOK 4 3 $ 15,014 20,033 
HAMILTON 85 os > 335,340 3637322 
STONEY CREEK 8 4 S) LO eo 72/10 
REGION os Oe 114 eS en ee SSL p03 


SOURCE: Area Municipalities, Clerks Departments. 


oe a= ai 
TABLE A.4.8 


HOUSEHOLD AND UNIT GROWTH VERSUS HOUSING AVAILABILITY 
HAMILTON-WENTWORTH REGION 


ee ee 


GROWTH IN NET BUILDING VACANCY 
YEAR HOUSEHOLDS ACTIV Ty, RATE (PER CENT) 
ef 2 4,186 a 95 L223 
Pas 4,249 4,048 642 
1974 myod 4,567 6.4 
LE PS 6,360 By 5.3 
1s ee eat (56) 4,647 aha) 
po 24885 Sires 6.6 
Ite LVL 2,498 Vane 
Lg Depo ek Br eos) 3.0 
1980 1,889 ped 4.8 
Ca oa 2p) 20 yo Shes: 


SOURCE: Wentworth Regional Assessment, Ministry of Revenue 
Statistics Canada. 


* 1981 figures are estimated. 


DEVELOPMENT ACTIVITY 


Table A.5.1 


Table A.5:.2 


Table A.5.3 


Table A.5.4 


Table A.5.5 


Table A.5.6 


Table A.5.7 


Table A.5.8 


Table A.5.9 


Table A.5.10 


Building Permits Issued, Hamilton-Wentworth 
Region 


Dwelling Unit Starts, Hamilton-Wentworth 
Region 


History of Demolition Permits, Hamilton- 
Wentworth Region 


Building Activity, Completions, Hamilton- 
Wentworth Region 


Net Building Activity, Hamilton-Wentworth 
Region 


Residential Lots within Registered Plans of 
Subdivision, Hamilton-wentworth Region 


Lots Presently Yacant in Plans of Subdivision 
by Year of Registration, Hamilton-Wentworth 
Region 


1981 Residential Lots in Registered Plan of 
Subdivision by Municipality 


1981 Residential Lots in Plans of Subdivision - 
Draft Approved and Under Consideration, by 
Municipality 


1981 Residential Lots Created by Land Severance. 
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TABLE At 3.8 


1981 RESIDENTIAL LOTS IN REGISTERED 
PLANS OF SUBDIVISION BY MUNICIPALITY 


AREA SINGLE SEMI ROW APARTMENT TOTAL 
MUNICIPALITY FAMILY DETACHED 


SSS Ses SSS> 


ANCASTER 285 0 0 0 285 
DUNDAS 80 2 4 0 | 86 
FLAMBOROUGH 109 0 0 0 109 
GLANB ROOK 0 0 0 0 0 
HAMILTON 220 0 72 0 293 
STONEY CREEK 84 58 32 0 174 
REGION TOTAL 779 60 108 0 947 


SOURCE: Hamilton-Wentworth Planning and Development Department, 
Development Division. 
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TABLE Alo 210 


198i RESIDENTIAL LOTS CREATED BY DAND 


SEVERANCE 


LOCATION SERVICED= NOT SERVICED TOTAL TOTAL TOTAL 
19 St 19 30 Lote 
ANCASTER 23 a 30 6 16 
DUN DAS 16 2 18 10 18 
FLAMBOROUGH a a2 24 20 34 
GLANB ROOK 0 10 10 2 5 
HAMILTON 34 0 34 40 70 
STONEY CREEK PX) 3 28 18 23 


REGION TOTAL Tase 


* Both Sewer and Water 


SOURCE: Land Division Committee 
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